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1 Introduction 

A.J. Clarke & Associates Ltd. has been retained by Community Living, Grimsby, West Lincoln, and 
Lincoln, (Community Living) to prepare a Planning Justification Report (PJR) in support of an 
application for an Official Plan Amendment and a Zoning By-law Amendment, located at the southeast 
corner of the intersection of Livingston Avenue and Kidd Avenue, in the Town of Grimsby.  

The proposal consists of establishing a three (3) storey mixed-use development, inclusive of ground 
floor office and recreational space and five (5) residential units above. The applicant is seeking to 
provide the necessary land use permissions to create assisted living units for adults living with physical 
and mental disabilities. The ground floor would be utilized as accessory Educational and Recreational 
Space with Kitchen for the use of Community Living Grimsby, West Lincoln, and Lincoln (Community 
Living). The intent of the ground floor use is to support the proposed communal living establishment 
on the subject lands. 

A Pre-consultation Meeting was held on September 3, 2020, regarding the proposed redevelopment 
of the subject lands. As was indicated by Regional and Municipal Staff through the FC process, a 
Planning Justification Report is required as part of a complete application for the Official Plan and 
Zoning By-law Amendments.  

As part of the complete application submission under The Planning Act, a Phase I Environmental Site 
Assessment was also required to be provided and were submitted along with the applications. Details 
respecting the findings of this report are outlined in Section 5 below. 

Sections 2 and 3 of this report discuss the subject lands and the proposed development, while Section 
4 outlines how this proposal relates to the applicable provincial and municipal land use planning policy 
documents. Section 5 discusses the supporting technical materials and how they relate to the 
proposed redevelopment. Lastly, Section 6 outlines the public consultation strategy for the subject 
applications and Section 7 provides concluding remarks and a professional planning opinion. 

2 Description of Subject Lands & Surrounding Neighbourhood 

The subject site is currently occupied by one single detached dwelling with associated paved parking. 
The subject site has an approximate frontage of ±21.34 metres along Livingston Avenue, with an 
approximate depth of ±44.78 metres (frontage along Kidd Avenue), and an approximate area of ±890 
square metres. 

The surrounding area contains a predominantly single detached residential units, with a mix of 
commercial development directly north of the subject site. A summary of the surrounding uses is 
described below: 

North: To the north of the subject site is a large commercial and retail development, inclusive 
of surrounding paved at-grade parking. 

South: To the south of the subject site are single detached dwellings and a nearby Secondary 
School. 
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 East:  To the east of the subject site are single detached dwellings. 

 West:  To the west of the subject site are single detached dwellings and low-rise apartment 
buildings. 

 
Figure 1 - Subject Lands and Surrounding Context 

The subject lands are located along Livingston Avenue at the intersection of Kidd Avenue and 
Livingston Avenue. The subject lands are improved by a one (1) storey brick structure which has been 
converted from a residential dwelling to an Education and Learning Centre for Community Living. The 
site has operated in this manner since 2002.  
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Community Living is a non-profit organization who support individuals living with intellectual 
disabilities so that they may pursue their own individual goals and be contributing members of the 
community. The agency was founded in 1965 by concerned community members and families. Today, 
the organization supports over 300 children, youth and adults.  
 
In addition to the above, several public amenities are available surrounding the development. To the 
south of the subject lands, along Kidd Avenue, is the Grimsby Secondary School and associated Open 
Space. To the west is the Blessed Trinity Catholic Secondary School and associated open space. Other 
amenities include the nearby Grimsby Museum and Coronation Park which provides for a community 
pool.  
 
The Beamer Memorial Conservation Area is also accessible via Beamer Trail, which is located 
approximately 600m from the subject lands. In addition, several commercial and retail stores are 
available within walking distance to and from the site. 
 
The Town of Grimsby is not serviced by Transit, however, in 2020 the Town of Grimsby created an on 
demand public transportation service known as NRT on Demand. The service operates between 7 am 
and 10 pm from Monday to Saturday, which services the Town on an as needed basis. 

Figure 2 - Subject Lands 
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3 Proposed Development  

The proposed development is to demolish the existing Community Living building for the purposes of 

constructing a three (3) storey mixed-use building containing an Educational Resource Centre for the 

benefit of  Community Living. Approximately 40m2 of outdoor amenity space is provided at grade, 

along with additional recreational space in the basement of the proposed building. The ground floor 

is intended to operate in accordance with the existing education and learning centre. On the 2nd and 

3rd storey’s, five (5) residential units are proposed. Nine (9) parking spaces are proposed to support 

the development, inclusive of one (1) accessibility stall, along with a 4.5m tall accessory structure 

having an area of 23m2 located within the parking area.  

The proposed building is designed to be three storeys (9.4m) tall. However, the 3rd floor is designed 

with a large, sloped roof to provide for a transition between the adjacent neighbour to the east. 

Concept Plan materials depicting the site plan and elevations are in Appendix A of this report. 

Figure 3 - Surrounding Amenities 
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Each of the five proposed units are intended to operate as a singular self-contained unit, with 

associated bathrooms, living rooms and a kitchen. Laundry is intended to be provided communally 

with one laundry room on the 2nd and 3rd floors. The entirety of the development is intended to be 

fully AODA compliant. It is anticipated that there will be 0 to 6 staff on-site at any one time; the 

number will be dependent on the programming that will be offered. 

The unit breakdown is as follows: 

Floor 2 Floor 3 
 

• 1 bedroom, 30m2 • 1 bedroom, 54m2 
 

• 1 bedroom, 33m2 • 1 bedroom, 54m2 
 

• 1 bedroom, 47m2  

In order to give affect to the proposed redevelopment, associated Official Plan Amendment and 

Rezoning Applications are required to be submitted and approved by Council. The purpose of the 

applications are as follows: 

1) To change the Grimsby Official Plan Designation on Schedule 1 from the “Low Density 

Residential” Designation to the “Medium Density Residential” Designation. 

2) To amend the existing “RD1” Special Exception Zone to the “RM1” Special Exception Zone 

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

The requisite instruments will give effect to the proposed development and allow for the subject lands 

to be utilized as a Group Home Dwelling containing five (5) dwelling units with associated Educational 

and Learning Centre resources to support the residents and Community Living on the ground floor. 

4 Planning Policy Framework 

The following land use planning policy and zoning instruments are considered in this Section: 

• Provincial Policy Statement (2020) 

• Niagara Escarpment Plan (2017) 

• A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)  

• Niagara Regional Official Plan (2022) 

• Town of Grimsby Official Plan 

• Town of Grimsby Zoning By-law No. 14-45 
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4.1 Provincial Policy Statement (2020) 

The subject site is within a settlement area as prescribed in the PPS. Lands that are within settlement 
areas shall be the focus of development and growth. The following PPS policies are applicable in this 
instance: 
 
Section 1.0 – Building Strong Health Communities 

Section 1.0 of the PPS contains policies that relate to building strong, healthy communities.  The 
following policies are relevant to the proposed development: 
 
Pol. 1.1.1  Healthy, liveable and safe communities are sustained by: 
 

a)  promoting efficient development and land use patterns which sustain the financial 
well-being of the Province and municipalities over the long term; 

b) accommodating an appropriate 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; 

d) avoiding development and land use patterns that would prevent the efficient 
expansion of settlement areas in those areas which are adjacent or close to 
settlement areas; 

e) promoting the integration of land use planning, growth management, transit-
supportive development, intensification and infrastructure planning to achieve 
cost-effective development patterns, optimization of transit investments, and 
standards to minimize land consumption and servicing costs; 

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

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

The proposed redevelopment contributes to a healthy, liveable, and safe community by providing for 
an alternative housing form for adults living with physical and mental disabilities. The proposed land 
use represents an alternative form of housing which contributes to the range of affordable dwelling 
units in the Town of Grimsby. The proposed development represents an efficient use of land, being 
located along an arterial roadway with access to existing municipal services. The proposed 
development is not anticipated to result in any public health or safety concerns. The provision of 
development within an existing settlement area precludes the expansion of any development or land 
use patterns that will prevent the efficient expansion of settlement areas. The proposed development 
is integrated within a neighbourhood with access to on-demand transit options and nearby 
commercial amenities for the residents.  

Section 1.1.3 of the PPS provides policy direction for development in settlement areas. The relevant 
policy provisions of Section 1.1.3 are outlined below: 
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Pol. 1.1.3.1  Settlement areas shall be the focus of growth and development. 

Pol. 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;   

e) support active transportation;   
f) are transit-supportive, where transit is planned, exists or may be developed;   

 
The subject lands are situated within a settlement area and accordingly are in an appropriate location 
for growth and development. The proposed development can utilize available municipal 
infrastructure that is located adjacent to the subject lands and no urban expansion is necessary to 
facilitate the development. The Town of Grimsby is not supported by public transit, however, an On-
Demand transit service is available to service the subject lands from Monday to Saturday. Accordingly, 
the development is supportive of active transportation and represents an appropriate redevelopment 
within the established settlement area. 
 
Pol. 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. 

 
The proposed development represents a compact and efficient built form that facilitates 
intensification within an existing settlement area. The proposal is not anticipated to negatively impact 
public health and safety. 
 
Pol.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.  

Pol.1.1.3.6   New development taking place in designated growth areas should occur adjacent to 
the existing built-up area and shall have a compact form, mix of uses and densities 
that allow for the efficient use of land, infrastructure and public service facilities. 

With respect to the above policy framework, the Town of Grimsby Official Plan requires that 80% of 
new dwelling units within the town be directed through intensification. Accordingly, the proposal 
represents an appropriate form of intensification for the redevelopment of the subject lands, and the 
development contributes to the 80% residential intensification target set by the Town. The proposal 
represents an efficient use of land and infrastructure that is close to nearby public amenities such as 
parks. A detailed analysis of the local official plan policies as they relate to residential intensification 
is provided in Section 4.4. 

Housing 
 
The PPS considers the provision of housing across Ontario, specifically identifying the need for a range 
of dwelling units and types to support the diverse range of housing needs within the Province. 
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Pol. 1.4.1 To provide for an appropriate range and mix of housing types and densities required 

to meet projected requirements of current and future residents of the regional market 
area, planning authorities shall: 

 
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. 

 
With respect to the above policy, the proposed development is intended to provide affordable 
accommodations for a population of adults living with physical or mental disabilities. Accordingly, the 
proposed development represents a desirable form of residential intensification by adding five 
additional housing units where none currently exist. 
 
Pol. 1.4.3 Planning authorities shall provide for an appropriate range and mix of housing types 

and densities to meet projected requirements of current and future residents of the 
regional market area by: 

 
b)  permitting and facilitating: 

i. 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 

ii. all types of residential intensification, including additional residential 
units, and redevelopment in accordance with policy 1.1.3.3; 

c)  directing the development of new housing towards locations where appropriate 
levels of infrastructure and public service facilities are or will be available to 
support current and projected needs; 

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

e)  requiring transit-supportive development and prioritizing intensification, 
including potential air rights development, in proximity to transit, including 
corridors and stations; 

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. 

 
With respect to the above, the PPS encourages a range of housing types to be provided, which will 
facilitate the increase in housing stock within the settlement area boundary. Further, the above 
framework speaks to housing that contributes to the social and economic well-being of current and 
future residents, including special needs requirements. The proposed redevelopment presents an 
opportunity to provide affordable housing options for adults living with physical and mental 
disabilities, thereby contributing to the range of affordable housing options for this demographic. 
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Further, the proposed redevelopment is well situated along a major arterial road and is surrounded 
by amenities such as parks, commercial uses, and schools. The proposed redevelopment will make 
use of existing infrastructure and is supportive of the development of transit along the Livingston Road 
corridor. Accordingly, the proposal is located appropriately for facilitating intensification and housing 
needs within the Town of Grimsby. 

Infrastructure 
 
Section 1.6 of the PPS provides further policy direction for the use and provision of infrastructure and 
public service facilities. Those policies which are relevant to the proposed development are discussed 
in greater detail below:  
 
Pol. 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. 

The proposed redevelopment intends to make use of existing available municipal services. 
Accordingly, the proposal optimizes the use of existing municipal servicing to facilitate appropriate 
intensification within an existing settlement area. 

Pol. 1.8.1 Planning authorities shall support energy conservation and efficiency, improved air 
quality, reduced greenhouse gas emissions, and climate change adaptation through 
land use and development patterns which: 

a) promote compact form and a structure of nodes and corridors. 
b) promote the use of active transportation and transit in and between residential, 

employment (including commercial and industrial) institutional uses and other 
areas; 

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

g) maximize vegetation within settlement areas, where feasible. 

At this stage of development, detailed design measures respecting LID and building certification have 
not been considered. However, the proposal represents an opportunity to accommodate 
intensification along a major thoroughfare in Livingston Avenue. The proposal represents a compact 
built form and is transit-supportive. The proposal will retain opportunities for on-site green space and 
plantings to further facilitate opportunities for increased vegetation on site.  

Section 2.0 – Wise Use and Management of Resources  

Section 2.0 of the PPS deals with the wise use and management of resources such as natural heritage 
features and areas, watersheds, prime agricultural areas, mineral and petroleum resources, and 
significant built and cultural heritage resources. The subject lands are located within the urban 
boundary and are planned to accommodate future growth. As such, there will be no loss of 
agricultural lands.  
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The subject lands have not been designated under the Ontario Heritage Act. It is therefore not 
anticipated that the proposed development will have any impact on any cultural heritage resources.  

Section 3.0 – Protecting Public Health and Safety 

Section 3.0 of the PPS deals with the protection of public health and safety. The policies in this section 
are intended to direct development away from naturally occurring and human-made hazard lands, 
such as floodplains, erosion-prone areas, former mining and aggregate extraction operations, and 
other types of contaminated areas. There are no existing or proposed human-made hazards in 
proximity to the subject lands. There are also no naturally occurring hazard lands in proximity to the 
subject site.  

Based on the analysis provided above, the proposed development is consistent with the applicable 
policies of the Provincial Policy Statement (2020). 

4.2 Niagara Escarpment Plan (2017) 

The Niagara Escarpment Plan (NEP) is a provincial policy document that is intended to regulate 

development both within and adjacent to the Niagara Escarpment. The NEP is administered via the 

Niagara Escarpment Planning and Development Act. The purpose and intent of the plan is to provide 

for the maintenance of the Niagara Escarpment and land in its vicinity substantially as a continuous 

natural environment and to ensure only such development occurs as is compatible with that natural 

environment. The subject lands are located along the foot of the Niagara Escarpment and as such, the 

proposed development is required to demonstrate conformity to the Niagara Escarpment Plan. 

The subject lands are Designated “Urban Area” within the NEP. Accordingly, the following policies 

apply: 

Urban Area 

Policy 1. All development shall be of an urban design compatible with the scenic 

resources of the Escarpment. Where appropriate, provision for maximum 

heights, adequate setbacks and screening are required to minimize the visual 

impact of urban development.  

The proposed development is intended to be three storeys in height, which is similar is scale to the 

height of the apartment dwellings to the east of the subject lands. The implementation mechanism 

of the above policies is through the Zoning By-law. The maximum height proposed is 9.4m which 

meets the Zoning By-law. Furthermore, the subject lands are located approximately 320m from the 

base of the escarpment. Accordingly, the proposed development is not anticipated to negatively 

impact the views onto the Niagara Escarpment, and further, the development is compatible with the 

scenic resources of the Escarpment. 

Policy 2. Development within Urban Areas should encourage reduced energy 

consumption, improved air quality, reduced greenhouse gas emissions 

(consistent with provincial reduction targets to 2030 and 2050) and work 
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towards the long-term goal of low carbon communities, including net-zero 

communities and increased resilience to climate change, including through 

maximizing opportunities for the use of green infrastructure and appropriate 

low impact development.  

The proposal is currently in the preliminary design stages and the necessary measures respecting LID, 

low carbon footprints and the use of green infrastructure will be evaluated at the Site Plan Stage of 

development. In accordance with the above objectives, the proponent will implement any green 

development standards that the Town of Grimsby deems are required through the detailed design 

process.  

Policy 4. Development within Urban Areas shall not encroach into Escarpment Natural, 

Escarpment Protection, Escarpment Rural or Mineral Resource Extraction 

Areas.  

The proposed development is situated approximately 320m from the nearest Escarpment 

Designation. As such, the proposal does not represent an encroachment onto these land use 

designations. 

Policy 9. Growth and development in Urban Areas shall be compatible with and provide 

for:  

a) the protection of natural heritage features and functions;  

d) the conservation of cultural heritage resources, including features of 

interest to First Nation and Métis communities;  

g)  compliance with the targets, criteria and recommendations of applicable 

water, wastewater and stormwater master plans, approved watershed 

planning and/or subwatershed plan in land use planning.  

The proposed development is compatible with the growth policies contained in the NEP. The 

proposed redevelopment will not impact any significant natural heritage features. The development 

does not represent an impact to any cultural heritage resources. Through the site plan stage of 

development, considerations will be targeted from a stormwater and wastewater planning 

standpoint, however, the proposal is not anticipated to negatively impact the surrounding properties 

from a SWM perspective.  

Based on the above Policy Analysis, the proposal conforms to the Urban Area Designation of the 

Niagara Escarpment Plan. 

Conclusion  

Parts 2 and 3 of the NEP were examined as they relate to the subject lands. Accordingly, as the 

development proposal is located within a defined Urban Area Designation, these policies are not 

applicable to the proposed development. Based on the preceding, the proposed redevelopment 

conforms to the Niagara Escarpment Plan. 
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4.3 A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019) 

In 2019 the Ministry of Municipal Affairs and Housing approved a new version of the Growth Plan, 
which came into force and effect on May 16th of that same year. The Growth Plan (2019) replaced the 
Growth Plan (2017). All decisions made on or after May 16, 2019, in respect of the exercise of any 
authority that affects a planning matter will conform with the Growth Plan (2019), subject to any 
legislative or regulatory provisions providing otherwise.  

The 2019 iteration of the Growth Plan builds upon the previous Growth Plan (2017) in its direction to 
prioritize intensification, support the achievement of complete communities, support a range, and 
mix of housing options, protect, and enhance natural heritage systems, support, and enhance the 
long-term viability of agriculture, conserve and promote cultural heritage resources, and integrate 
climate-change considerations into planning and managing growth. The following guiding principles 
of the Growth Plan are supportive of the proposed development:  

• Support the achievement of complete communities that are designed to support healthy and 
active living and meet people’s needs for daily living throughout an entire lifetime.  

• Providing for a range of housing forms, types and tenures that meet the needs of all residents. 

The proposed development is situated within a settlement area on lands which are part of a Built-Up 
Area, as defined on Schedule 2 of the Growth Plan.  

Figure 4 - A Place to Grow: Growth Plan for the Greater Golden Horseshoe - Schedule B 
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Section 2.2 of the Growth Plan contains policies that govern where and how communities will grow. 
The following policies are relevant to the proposed development:  

Pol. 2.2.1.2 Forecasted growth to the horizon of this Plan will be allocated based on the following:  

a) the vast majority of growth will be directed to settlement areas that:  
i. have a delineated built boundary;  

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

iii. can support the achievement of complete communities;  

The proposed development is situated within the existing delineated built boundary with access to 
existing municipal water and wastewater. The proposed development supports the achievement of 
complete communities by providing affordable housing options nearby local amenities. 

Pol. 2.2.1.3 Upper- and single-tier municipalities will undertake integrated planning to manage 
forecasted growth to the horizon of this Plan, which will: 

a) provide direction for an urban form that will optimize infrastructure, 
particularly along transit and transportation corridors, to support the 
achievement of complete communities through a more compact built form.  

b) Support the environmental and agricultural protection and conservation 
objectives of this Plan; 

The proposed built form is compact in nature and allocates additional density along a major arterial 
corridor. The proposed redevelopment will take advantage of existing and available municipal 
infrastructure to support the use. As noted above, the proposal represents a desirable form of 
development which is necessary to achieve a complete community. The development has no impact 
on agricultural or natural heritage resources. 

Pol. 2.2.1.4 Applying the policies of this Plan will support the achievement of complete 
communities that:  

a) feature a diverse mix of land uses, including residential and employment uses, 
and convenient access to local stores, services, and public service facilities;  

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

c) provide a diverse range and mix of housing options, including second units 
and affordable housing, to accommodate 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. an appropriate supply of safe, publicly-accessible open spaces, parks, 

trails, and other recreational facilities; 
e) provide for a more compact built form and a vibrant public realm, including 

public open spaces. 

The proposed redevelopment presents an opportunity to provide for a communal living establishment 
that supports those living with physical or mental disabilities to be integrated within the community, 
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thereby improving their overall quality of life. The proposed redevelopment presents an affordable 
housing option for adults living with disabilities and is located conveniently within the settlement area 
next to available On-Demand Transit. As the proposed use is located adjacent to a commercial plaza, 
there are available commercial amenities within walking distance to support the development. This 
includes the provision of nearby trails and parks to support the development. The design of the 
development is appropriate given the context and will contribute to an attractive public realm. 

Pol. 2.2.2.1 By the time the next municipal comprehensive review is approved and in effect, and for 
each year thereafter, the applicable minimum intensification target is as follows: 

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

The applicable municipal intensification target for the built-up area in the Region of Niagara is 50 
percent. Accordingly, the proposed redevelopment will facilitate an increase in the number of both 
affordable housing units and residential units with housing supports within the built-up area.  

Pol. 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: 

a) identify strategic growth areas to support achievement of the intensification 
target and recognize them as a key focus for development;  

b) identify the appropriate type and scale of development in strategic growth 
areas and transition of built form to adjacent areas; 

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; 
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 documents. 

Based on the intensification target, the Town of Grimsby, through the Region of Niagara have 
identified appropriate locations to facilitate intensification. Accordingly, the subject lands are located 
within a delignated built up area and can therefore support a modest amount of intensification. 
Additional review respecting the Regional and local intensification provisions follow in the later 
sections of this report.  

Pol. 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 second units and affordable housing to meet projected needs 
of current and future residents; and  



41 Livingston Avenue, Grimsby, ON  A. J. Clarke and Associates Ltd. 
Planning Justification Report  November 2022 

 

16 | P a g e  
 

ii. establishing targets for affordable ownership housing and rental 
housing; 

b) identify mechanisms, including the use of land use planning and financial 
tools, to support the implementation of policy 2.2.6.1 a); 

 
The proposed redevelopment contributes to the range of housing choices that is mandated to be 
provided in consideration of achieving the minimum intensification and density targets contained 
within the Growth Plan. In accordance with these targets, the proposed development introduces five 
new affordable dwelling units to meet the needs of adults living with physical or mental disabilities. 
Accordingly, the proposal represents a desirable land use to facilitate intensification within the Town 
of Grimsby. 
 
Pol. 2.2.6.2 Notwithstanding policy 1.4.1 of the PPS, 2014, 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. 

As noted above, the proposed redevelopment represents an opportunity to diversify the available 
housing stock within the Town of Grimsby while achieving the minimum intensification targets as 
outlined within the Growth Plan. The proposed development is desirable for the increase in the range 
of housing options for future residents while being accommodating to the anticipated growth that the 
Town of Grimsby will experience towards the 2051 planning horizon. 

Section 3 of the Growth Plan speaks to policies that consider the need for infrastructure to support 
growth. As it relates to the proposed development, the following policies are applicable: 

Pol. 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; 

The proposed redevelopment will utilize existing municipal water and wastewater facilities, thereby 
optimizing the use of existing municipal servicing to prioritize and facilitate development. The 
proposed development represents an efficient development pattern that supports the achievement 
of complete communities. 

Section 4 of the Growth Plan speaks to the necessary protection of valuable resources such as the 
Agricultural System, Natural Heritage, Cultural Heritage, Mineral Aggregate Resources and Climate 
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Change. Accordingly, these policies were reviewed, and it was noted that the proposed 
redevelopment does not impact any of the aforementioned matters. 

Based on the foregoing analysis, the proposed development conforms with the policies of the Growth 
Plan for the Greater Golden Horseshoe (2019); particularly as it relates to the Growth Plan’s policy 
support for appropriate infill and intensification that is compact and transit supportive, increases the 
availability and variety of housing options, and protects agricultural and environmental resources.  

4.4 New Niagara Regional Official Plan (2022) 

In June of 2022, the Niagara Region adopted a new Regional Official Plan. The NROP is the Upper-Tier 

Official Plan of the entire Niagara Region. The new NROP is intended to manage growth, create 

housing policy, and regulate matters such as natural heritage and regional roads to 2051 and beyond. 

It is understood that the Plan is subject to the Approval of the Ministry of Municipal Affairs and 

Housing. The new NROP represents the current direction of Council and the Plan was prepared in 

concert with the updated Growth Plan and Provincial Policy Statement. As such the policies of the 

new plan are appropriate to apply in this case.  

The Regional Official Plan is separated into multiple Chapters, each addressing specific Regional Goals.  

The subject lands are located within the “Delineated Built-Up Area” as shown on Schedule B– Regional 

Structure within the Niagara Regional Official Plan. The Subject lands are located along a Strategic 

Cycling Network as identified on Schedule J2 – Strategic Cycling Network. Accordingly, the following 

policies are applicable: 

Chapter 2: Growing Region 

Chapter 2 generally outlines the need to manage the forecasted growth of the Region to 2051 and 

the coordination necessary between the many lower tier municipalities, including Grimsby. 

Chapter 2.1 – Regional Growth Forecasts 

Pol. 2.1.1.4  Local Area Municipalities shall plan to accommodate the population and employment 

allocations in Table 2-1 in Local official plans and use the allocations to determine the 

location and capacity of Local infrastructure, public service facilities, and related 

programs and services to 2051. 

Municipality Population Forecast 

Grimsby 37,000 

Niagara Region 694,000 

  Table 2-1 
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As noted above, the Town of Grimsby is intended to achieve a population of 37,000 persons by 2051. 

The proposal will assist in accommodating for this anticipated growth by providing for new affordable 

housing units on a site that otherwise does not currently provide for housing. As such, the proposal 

conforms to the NROP. 

Chapter 2.2 – Regional Structure 

The objectives of this section, as applicable to the subject lands, are as follows:  

a) manage growth within urban areas;  

b) accommodate growth through strategic intensification and higher densities;  

d) plan for the orderly implementation of infrastructure and public service facilities; 

and ensure settlement area expansions support Regional forecasts and growth 

management objectives; and  

e) promote transit-supportive development to increase transit usage, decrease 

greenhouse gas emissions, and support the overall health of the community 

Figure 5 - Niagara Regional Official Plan (2022) 
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With respect to the above objectives, the proposal represents an opportunity to provide for 

affordable housing on a site which otherwise does not currently contain residential units. The 

proposal will efficiently use available infrastructure to support the use and is located within an existing 

settlement area. The site is well located along a Regional Road and will provide an opportunity to 

increase the usage of transit and other active modes of transportation, such as cycling, once services 

become available. 

Pol. 2.2.1.1  Development in urban areas will integrate land use planning and infrastructure 

planning to responsibly manage forecasted growth and to support: 

a)  the intensification targets in Table 2-2 and density targets outlined in this 

Plan;  

b)  a compact built form, a vibrant public realm, and a mix of land uses, including 

residential uses, employment uses, recreational uses, and public service 

facilities, to support the creation of complete communities; 

In the context of the above growth objectives of the Region, the proposal is situated within an existing 

Built-Up Area and can utilize existing services to support the proposed use. The subject lands are 

situated along an arterial road. As such, the subject lands are appropriately located to accommodate 

residential intensification.  

c)  a diverse range and mix of housing types, unit sizes, and densities to 

accommodate current and future market-based and affordable housing needs 

d)  social equity, public health and safety, and the overall quality of life for people 

of all ages, abilities, and incomes by expanding development typically consists 

of mixed-use buildings, convenient access to: 

i. a range of transportation options, including public transit and active 

transportation 

iii. co-located public service facilities; and  

iv. the public realm, including open spaces, parks, trails, and other 

recreational facilities; 

The proposal represents an opportunity to house an equity seeking group, being adults living with 

physical and mental disabilities. The new affordable units will contribute to the range and mix of 

housing types available within the Region. Further, the site is ideally located adjacent to an arterial 

road and just south of a commercial plaza, which can provide jobs and services within walking distance 

to and from the site. As noted in Section 2 of this Report, the site is conveniently located within 

walking distance to nearby parks and amenities. 
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e)  built forms, land use patterns, and street configurations that minimize land 

consumption, reduce costs of municipal water and wastewater 

systems/services, and optimize investments in infrastructure to support the 

financial well-being of the Region and Local Area Municipalities; 

The proposal represents an efficient use of land by taking an existing underutilized parcel and 

intensifying it for the purposes of providing for new affordable housing units as well as a community 

hub for its residents. The subject lands will utilize available municipal water and wastewater services.  

f)  opportunities for transit-supportive development pursuant to Policies 2.2.17, 

2.2.2.18 and 2.2.2.19; 

g)  opportunities for intensification, including infill development, and the 

redevelopment of brownfields and greyfield sites;  

h)  opportunities for the integration of gentle density, and a mix and range of 

housing options that considers the character of established residential 

neighbourhoods;  

i)  the development of a mix of residential built forms in appropriate locations, 

such as local growth centres, to ensure compatibility with established 

residential areas; 

The proposed development is well situated adjacent to a commercial plaza and arterial road. The 

development has been planned to have as little impact as possible on the adjacent residential 

neighbourhood to the south. The proposal is representative of gentle density and will not detract from 

the neighbourhood character. A similar built form exists west of the subject lands that has been 

established for some time. The lands are located along a Strategic Cycling Route and Regional Arterial 

Road. It is anticipated that over time, the lands will be suitable for access to local transit and cycling 

options over the life of the Regional Official Plan. The proposed built form represents an efficient land 

use and is compatible with the surrounding residential neighbourhood in terms of height and 

setbacks.  

l)  mitigation and adaptation to the impacts of climate change by:  

i.  protecting natural heritage features and areas, water resource 

systems, and other components of the Region’s natural environment 

system pursuant to Section 3.1;  

ii.  where possible, integrating green infrastructure and low impact 

development into the design and construction of public service 

facilities and private development; and  
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iii.  promoting built forms, land use patterns, and street configurations 

that improve community resilience and sustainability, reduce 

greenhouse gas emissions, and conserve biodiversity 

The subject lands do not contain any Regional or Provincially Significant Natural Features. Residential 

Intensification is a tool that can be used to combat climate change, by reducing the need for land 

beyond the existing urban boundary. At the Site Plan and Building Permit stage, measures can be 

implemented to consider LID standards within the development to improve climate adaption and to 

promote biodiversity through redevelopment of the site. 

Pol. 2.2.2.5  A Regional minimum of 60 per cent of all residential units occurring annually 

will be within built-up areas.  

Pol. 2.2.2.6  Local Area Municipalities shall establish intensification targets in their official 

plans that meet or exceed the targets identified in Table 2-2 

Municipality  Units Residential 
Intensification 
Target 

Town of Grimsby 4,500 98% 

Region of Niagara 62,005 60% 

As per the targets established above, the proposal is representative of a desirable form of 

intensification that will contribute to the goals outlined by the Growth Plan and the new Niagara 

Regional Official Plan.  

Infrastructure and Public Service Facilities 

Pol.2.2.4.1  Land use planning will be supported by infrastructure and public service facilities that: 

a)  consider the full life-cycle costs of these assets and options to pay for these 

costs over the long-term;  

b)  meet the requirements of forecasted growth within settlement areas; and  

c)  is planned, built, and maintained in accordance with the applicable policies 

in Chapter 5. 

The proposal appropriately makes use of existing and planned infrastructure within the existing urban 

boundary while contributing to the forecasted growth that is intended to take place within existing 

settlement areas. The increase in density on this site is justified and will make efficient use of the 

services already available to the subject property. 

 

Figure 6 – Table 2.2 - Niagara Regional Official Plan (2022) 
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Chapter 2.3 - Housing 

This section contains policies which are specific to the attainment of an adequate supply of housing 

in the Region. 

The objectives of this section are as follows:  

a) provide a mix of housing options to address current and future needs;  

b) provide more affordable and attainable housing options within our communities; and  

c) plan to achieve affordable housing targets through land use and financial incentive tools. 

The proposal is to create five (5) new affordable units and a supportive community and education hub 

within an existing built up area. The proposal will provide for a form of affordable and attainable 

housing and will provide a needed benefit to the community. As such, the proposal is aligned with the 

Housing objectives of the Niagara Region. 

Pol.2.3.1.1  The development of a range and mix of densities, lot and unit sizes, and housing types, 

including affordable and attainable housing, will be planned for throughout 

settlement areas to meet housing needs at all stages of life. 

The five residential units proposed are intended to be fully AODA compliant along with a mix of 

dwelling unit sizes to accommodate adults in different mental and physical capabilities. As such, the 

proposed development and the proposed units meet the intent of the above noted policy. 

Pol.2.3.1.4  New residential development and residential intensification are encouraged to be 

planned and designed to mitigate and adapt to the impacts of climate change by:  

a)  facilitating compact built form; and  

b)  incorporating sustainable housing construction materials or practices, green 

infrastructure, energy conservation standards, water efficient technologies, 

and low impact development. 

The proposed development is a three-storey mixed use development. The proposed built form 

provides for five affordable dwelling units with amenity space on site. The proposal facilities a 

compact built form on site. At the site plan and building permit stage measures such as LID and green 

infrastructure will be considered as appropriate.  

Pol.2.3.2.1  This Plan aligns with the Region’s Housing and Homelessness Action Plan for the 

provision of housing that supports social, health, and economic well-being, including 

unmet demands for community housing and specialized housing needs within the 

region 
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Pol.2.3.1.5 New residential development and residential intensification should incorporate 

universal design standards to meet housing needs at all stages of life. 

As noted above, the proposal aligns with the policy framework above. Five new affordable housing 

units are being created as well as a supportive community hub use on the ground floor. The proposed 

development will contribute to range of housing needs within the local community and Region. The 

proposed development is fully AODA compliant. 

Pol.2.3.2.3 To encourage the development of affordable housing, the following minimum targets 

will be implemented to the horizon of this Plan, unless local targets are higher in which 

case those apply:  

a) 20% of all new rental housing is to be affordable; and

b) 10% of all new ownership housing is to be affordable.

Pol.2.3.2.5 Affordable housing, specialized housing needs, and community housing should be 

located:  

a) in areas with existing or planned municipal water and wastewater

services/systems and urban amenities;

b) near existing or planned transit, including higher order transit and frequent

transit service, and active transportation facilities; and

c) near public service facilities, especially community hubs.

The subject lands are located along an arterial road and adjacent to a commercial plaza, with access 

to jobs and services that cater to the needs of the intended residents. The proposal contributes to the 

overall affordable housing targets of the Region. The proposal has access to existing services. As such, 

the proposal conforms to the Regional Official Plan. 

Chapter 5 – Connected Region 

Chapter 5 speaks to the policies intended to reflect a future multi-modal transportation system. 

Including policies relating to roads, cycling and public transit. Policies relating to infrastructure are 

also included within this chapter and will be examined below.  

Pol.5.1.5.1 As conditions of the approval of a development application under the Planning Act: 

a) the Region may acquire land from the landowner required for the road allowance

as identified in Schedule M, at no cost to the Region and free of all encumbrance,

encroachments, and improvements unless otherwise agreed to by the Region; and

b) the Region shall be provided with a certificate of an Ontario Land Surveyor noting

that all legal survey documentation on the widened road allowance is in place.
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The subject lands are located along Livingston Avenue, which is designated as Regional Road. 

Accordingly, Livingston Road is intended to achieve an ultimate right of way width of 26.2m. 

Accordingly, a 3.05m road widening is required along the frontage of the subject lands. This proposed 

road widening is shown on the proposed concept plan.  

In accordance with the Regional Official Plan – Schedule M, a 10m by 10m visibility triangle was 

requested by staff. A traffic signal and associated instruments are situated along the northwest corner 

of the subject lands. A 10m by 10m visibility triangle is excessive given the size of the proposed lot. As 

part of the development review process, additional discussion will follow with the Region respecting 

a suitable size of the visibility triangle. A reduced size will be requested that meets the needs of the 

Region while allowing the subject lands to provide a greater area for private outdoor amenity space 

and additional plantings to enhance the northwest corner of the subject lands. A reduction is not 

anticipated to create any traffic or visibility issues for the motor vehicles turning right onto Livingston 

Avenue. 

Infrastructure Planning 

The following policies respecting infrastructure are applicable: 

Pol.5.2.1.3  Infrastructure planning shall be aligned with land use planning, infrastructure 

investment and watershed planning. 

Pol. 5.2.2.1  Adequate water supply and sewage collection shall be provided to meet the existing 

and future development needs in alignment with the growth management policies of 

this Plan, the Water and Wastewater Master Servicing Plan and the Region’s capital 

budget process. 

Pol.5.2.2.2  Municipal water and wastewater systems/services are the required form of servicing 

for development in urban areas. 

Pol.5.2.2.4  Prior to approval of development, the municipality shall ensure that required water 

and wastewater services and servicing capacity is available to support the 

development. 

At this stage of development, engineering details respecting servicing have not been requested by 

either the Region or Town of Grimsby. Accordingly, the proposed redevelopment is intended to utilize 

existing services which are readily available to the site. At the site plan stage of development detailed 

engineering design will be submitted to staff in accordance with both Regional and local civil 

engineering standards. It is anticipated that the subject lands will be serviced by full municipal services 

and that there is capacity for the development to proceed. 

Chapter 6 – Vibrant Region 

Chapter 6 contains policies respecting local district plans, tourism, archeology, cultural heritage and 

urban design. The following policies are applicable: 
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6.2 Urban Design 

The objectives of this section are as follows:  

a) commit to excellence in urban design;  

b) enhance the public realm and promote active transportation; and  

c) identify and establish tools for urban design implementation. 

The proposed redevelopment will provide for a pedestrian connection to the sidewalk along 

Livingston Avenue. The proposed development is complementary to the public realm and will 

represent an improvement to the overall streetscape along Livingston Avenue. 

Pol.6.2.1.5  The public realm shall be enhanced through urban design and improvements, and 

investment that contributes to safe, attractive complete streets and desirable 

communities. 

The proposed redevelopment is situated along a corner lot, which will provide additional area to 

provide on site landscaping plantings. Further discussion respecting on site plantings will be 

coordinated at the site plan stage of development.  

Pol.6.2.1.8 The Region shall promote:  

a) the creation of liveable and vibrant urban areas and streets;  

b) community design that: 

i. offers a range of transportation options, including public transit and active 

transportation;  

ii. respects the complete streets approach by creating safe and attractive 

interconnected streets; and,  

iii. encourages a mix of land uses, a vibrant public realm and compact built 

form;  

d)  well-designed buildings, high quality streetscapes, and attractive public 

spaces that create neighbourhood character and strengthen community 

identity and diversity;  

f)  the clustering of community facilities, services, and spaces to facilitate access 

to all modes of transportation and to promote community identity and civic 

pride; and  

Overall, the proposal provides for an attractive design that is sensitive to the built form surrounding 

the subject lands while addressing the streetscape of Livingston Avenue. The proposal is 
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representative of a compact built form that is desirable along an arterial roadway. The provision of on 

site landscaping will contribute to the prominence of this streetscape along Livingston Avenue. 

Further, the subject lands are well situated to take advantage of future transit investment throughout 

the region, being strategically located along an arterial road and adjacent to a commercial plaza. 

Pol.6.3.1.5  Sites with contaminants in land or water shall be assessed and remediated as 

necessary prior to any activity on the site associated with the proposed use such that 

there will be no adverse effects. 

A Phase 1 ESA was prepared to support the development. The study notes that limited contamination 

was located on the subject lands and the lands are suitable for residential development. Additional 

details are contained within Section 5 of this report. 

Based on the policy review above, the proposal maintains the purpose and intent and conforms to 

the Niagara Regional Official Plan. 

4.5 Town of Grimsby Official Plan 

The subject site is designed “Urban Settlement Area” as per Schedule A of the Grimsby Official Plan. 

The site is also designated under the “Niagara Escarpment Plan Area” as per Schedule A. Further, the 

subject lands are currently designated “Low Density Residential Area” on Schedule B. 

The Town of Grimsby Official Plan is separated into multiple chapters, which speak to Municipal 

Structure, Land Use, Environmental Sustainability, Infrastructure and Streetscape Design. The 

applicable policies as they relate to this development are discussed below. 

As the proposal is intended to accommodate a mix of uses, the proposed Official Plan Amendment 

intends to redesignate the lands from “Low Density Residential” to the “Medium Density Residential 

Designation”. The Medium Density Designation will be further modified to permit small scale office 

and recreational space for Community Living on the ground floor of the subject lands. The following 

policies are applicable: 
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Section 2.0 Municipal Structure 

Section 2.3.2 provides policy direction for lands designated as “Urban Settlement Area” on Schedule 

A.  

Policy 2.3.2.1 Key structural elements within the Urban Settlement Area include:  

a) The urban settlement area boundary, which is fixed and shall only be changed 

through a municipal comprehensive review that is undertaken every 5 years as 

part of the Official Plan Review. The settlement area boundary cannot be 

expanded into areas designated as Specialty Crop Area, 

f) The stable residential neighbourhoods represent the existing residential 

neighbourhoods within the built boundary. These areas are intended to remain 

stable with change that is in keeping with the established character of the 

neighbourhoods. 

The subject lands are located within the Urban Settlement Area and a Stable Residential 

Neighbourhood. With respect to the proposed redevelopment, the subject lands represent a 

Figure 7 - Grimsby Official Plan – Schedule B - Land Use 
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development that is compatible and is in keeping with the established neighbourhood character. 

Therefore, the proposed redevelopment conforms with the above noted policies. 

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. 

The proposed redevelopment is located within the Urban Settlement Area and is intended to utilize 

full municipal services to support the redevelopment. The proposed form of intensification will 

facilitate the targeted residential growth for the Town of Grimsby as denoted by both the Growth Plan 

and the Niagara Regional Official Plan. 

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. 

The above policy notes that a majority of intensification will be directed away from residential 

neighbourhoods. Although the proposal is representative of residential intensification, the proposal 

is compatible with the established neighbourhood character. A detailed analysis of the policies within 

Section 2.4.6 is provided below. 

Policy 2.3.2.10 Stable Residential Neighbourhoods 

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. 

A detailed analysis of the development criteria outlined in Section 3.4 is considered below. The 

proposed redevelopment is surrounded by a number of single detached dwellings and medium 

density low-rise apartment buildings along Livingston Road. Further, the subject lands are located 

along the edge of a Stable Residential Neighbourhood, adjacent to an arterial road. As such, the 

proposal is reflective of the established character and scale found adjacent to the proposed 

redevelopment. 

2.4 GROWTH MANAGEMENT 

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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The proposed redevelopment will assist in facilitating the residential intensification targets by 

providing for affordable housing units on a lot which does not currently contain any dwelling units. 

Accordingly, the proposal represents an appropriate form of residential intensification for the 

contribution of the 80% residential intensification target. 

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;  

The above policies speak to encouraging infill intensification without the Urban Settlement Area. 

Accordingly, the proposed redevelopment will facilitate an appropriate form of residential 

intensification that is compatible with the scale and built form already found within this 

neighbourhood. A detailed analysis of the criteria provided above will be provided below. 

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;  

It is anticipated that the proposal will be subject to site plan control should the requisite Official Plan 

and Zoning By-laws be approved. In accordance with the above, the site plan application process will 

ensure that the proposed development is implemented and consider the compatibility and design of 

the neighbourhood.  

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.  

The proposed redevelopment will provide for affordable housing for adults living with physical and 

mental disabilities. Accordingly, the proposal conforms to the intended unit mix considered by the 

above noted policy. Further, the proposal will contribute to the range of dwelling types and tenures 

within the Region and Town of Grimsby. 

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

impact on adjacent residential uses including overlook and shadowing, the character 

of the surrounding area and the need for a transition in heights and densities adjacent 

to existing residential uses as per Section 3.4.7.  

Further to the above noted policies, the proposed form and massing of redevelopment is compatible 

with the existing built form found within this neighbourhood. No perceived impacts from shadowing 

or overlook perspective are anticipated to result from the proposed redevelopment.  

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  

g) The Town will work with Niagara Region to ensure that a sufficient supply of 

housing is provided which is affordable to low and moderate income households. The 

Town will target 30%of all new housing units constructed over the long term to consist 

of affordable housing units. The Town will also consider alternative requirements for 

residential lot standards and required floor space in the Zoning By-law which would 

support the provision of affordable housing. 

As per the policy framework above, the proposed development is appropriately located along an 

Arterial Road for a medium density type residential use and contributes to the local Affordable 

Housing target intended for the Town of Grimsby. Subject to the detailed review of the residential 

intensification policies below, the proposed redevelopment is appropriate and is compatible with the 

existing neighbourhood. The proposed redevelopment will facilitate residential intensification within 

an appropriate built form. Accordingly, the proposed redevelopment conforms with the relevant 

Municipal Structure Policies contained within Section 2.0 of the Grimsby Official Plan. 

Section 3.0 Land Use Policies 

Section 3.0 of the Official Plan speaks to both the general and specific land use policies which are 

applicable to the proposed redevelopment. Accordingly, the proposed Official Plan Amendment is to 

redesignate the subject lands from the Low Density Residential to the Medium Density Residential, to 

permit a medium density affordable living development with accessory uses on the subject lands. 

Accordingly, the following policies are applicable: 

Policy 3.4.1  General Residential Policies:  

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

year round basis.  
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The subject lands have access to an improved public road and as such conforms to the above noted 

policy. 

Policy 3.4.1.3  Communal Housing:  

a) Communal Housing offers services which may include shared kitchen/dining 

facilities, sanitary facilities, laundry facilities, amenities, and other facilities, to 

residents living in shared and/or private suites.  

b) Communal Housing forms may include Nursing Homes, Homes for the Aged, 

Retirement Homes, Retirement Lodges, Boarding Houses, Continuum of Care 

Developments, Seniors’ Accommodations and similar forms of service oriented, 

communal housing but does not include Group Homes, hotels or motels. Communal 

Housing may also be considered institutional uses.  

c) For the purposes of the Zoning By-law, a Communal Housing suite is not defined as 

an independent dwelling unit, as the occupants rely on the provision of shared 

facilities and/or amenities.  

d) Communal Housing may be located in the Medium Density Residential, High Density 

Residential and Residential / Mixed Use designations subject to the policies of those 

designations and this section.  

e) Communal Housing shall provide adequate buffering, parking and amenity areas.  

f) All Communal Housing developments shall be subject to a Zoning By-law 

Amendment and Site Plan Approval.  

g) All Communal Housing developments shall be compatible with the character and 

image of the surrounding community.  

The proposed redevelopment is a form of communal housing. Each of the proposed units is intended 

to operate individually with available kitchen and sanitary facilities within each unit. However, the 

ground floor will contain supportive recreational and meeting space for both the occupants and 

members of the Community Living Organization and the occupants living within the individual housing 

units. Accordingly, the proposed Official Plan and Zoning By-law Amendment will establish 

appropriate provisions in order to permit the use as well as suitable performance standards to ensure 

compatibility with the low density residential uses to the immediate east and south of the subject 

lands. Further review of the Medium Density Designation will follow below. The proposed bulk and 

massing of the building are considerate of the low density dwelling to the east of the development 

and there is an adequate separation to the south between the proposed use and the single detached 

dwelling to the south. Accordingly, the redevelopment conforms to the above noted policies with 

respect to communal housing. 
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Policy 3.4.1.4  Adequacy of Municipal Services 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.  

The proposal is intended to utilize existing municipal services. As such, at the site plan stage of 

development a fulsome civil engineering package will be submitted to address matters such as 

municipal servicing, grading and stormwater management. Staff to date have not identified any 

servicing capacity issues to this point. The intent of the redevelopment is to provide for full municipal 

services to support the intensification proposed on site. 

Policy 3.4.1.11  The following types of group homes administered under Provincial legislation shall be 

permitted to establish in any residential zone or residence in the Town of Grimsby and 

shall be permitted as of right in the implementing Zoning By-law:  

a) Approved homes  

b) Homes for special care  

c) Supportive housing programs  

d) Accommodation for adult mental health programs  

e) Accommodation services for individuals with a developmental disability  

f) Satellite residences for seniors  

g) Homes for individuals who have physical disabilities when the Province licenses, 

funds or approves such a group home program. 

The proposed redevelopment is permitted within the existing residential zone as it represents a 

supportive housing program run by a non-profit organization. However, the proposed Official Plan 

and Zoning By-law Amendments will provide for appropriate performance standards to address issues 

such as compatibility and built form for the proposed redevelopment. Accordingly, the use of the 

subject lands as a communal housing facility is permitted within the Town of Grimsby Official Plan. 

The proposed redevelopment intends to redesignate the subject lands from “Low Density Residential 

Area” to the “Medium Density Residential Area” Designation. Accordingly, Section 3.4.2 provides 

policy direction for lands designated as “Medium Density Residential Area”.  

Policy 3.4.3.1  Within the Medium Density Residential Area, the permitted uses include:  

a) Townhouses and other forms of multiple unit ground related housing;  
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b) Low-rise apartment buildings;  

c) Home Occupations subject to Section 3.4.1.5;  

d) Parks and open spaces;  

e) Community facilities;  

f) Public and private utilities;  

g) Bed and Breakfast Establishments subject to Section 3.4.1.6;  

h) Local Convenience/Service Retail subject to Section 3.6.2;  

i) Day Care Facilities subject to Section 3.4.1.8;  

j) Places of worship subject to Section 3.4.1.9;  

k) Group Homes; and 

l) Communal housing. 

As per the above noted uses, the proposal represents a form of communal housing establishment 

which is permitted within the Medium Density Area Designation. Further, the supportive uses 

featuring the communal support facilities intended to be located on the ground floor are not 

permitted within the Medium Density Area Designation. As such, the Official Plan Amendment is 

required to permit the small scale supportive uses, such as the Educational and Learning 

Establishment space for the communal housing establishment. 

Policy 3.4.3.2  Medium Density Residential Area building forms shall not exceed a height of 3 storeys 

although a height of up to 4 storeys may be permitted in approved secondary plans.  

Policy 3.4.3.3  All new Medium Density Residential Area development shall be subject to Site Plan 

Control, and shall be compatible with the character and image of the surrounding 

community.  

Policy 3.4.3.4  New development within the Medium Density Residential Area designation shall be 

between 25 and 60 units per net residential hectare.  

The proposed redevelopment will achieve a maximum height of three storeys (9.4m) in height. As 

such, the proposal conforms to the Medium Density Area Designation with respect to building height. 

Should the proposed Official Plan Amendment and Zoning By-law Amendment be approved by 

Council, the proposal will undertake a Site Plan Control exercise to consider detailed matters such as 

landscaping and built form, to ensure that the redevelopment is compatible with the surrounding 

development. The proposal considers the establishment of a total of five (5) residential units. 

Accordingly, the proposed density after the subject road widenings is 59 units per hectare, which is 

permitted within the Medium Density Residential Area Designation. 
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Policy 3.4.3.5  Within stable residential neighbourhoods, the maximum height and density may be 

lower than that permitted in Sections 3.4.3.2 and 3.4.3.4 in order to conform to the 

urban design criteria in Section 3.4.7.  

Policy 3.4.3.6  Applications to establish a new Medium Density Residential Area designation within 

a stable residential neighbourhood shall only be permitted if it conforms to the criteria 

in Section 3.4.7.  

A detailed analysis of the above noted sections are considered below. The proposed redevelopment 

is considerate of the surrounding neighbourhood and reflects the general scale of development that 

is found along the Livingston Road frontage. A detailed analysis of the aforementioned policies are 

considered below. 

Policy 3.4.7  Design Policies for Residential Neighbourhoods 

The Town’s objectives for urban design within Residential Neighbourhood 

designations are: 

1. To enhance the livability and physical appeal of the Town through the quality, 

layout and attractiveness of the public streetscape and private spaces and buildings.  

2. To provide development proponents with an understanding of the design intent of 

the Town.  

3. To ensure that development within stable residential neighbourhoods reflects and 

fits in with the established character.  

The proposed development is situated along the edge of an established residential neighbourhood, 

adjacent to an arterial roadway. The proposed redevelopment is considerate of the above noted 

objectives by providing for a redevelopment that fits within the established character of the 

neighbourhood as the adjacent lands are comprised of a three (3) storey apartment building which is 

consistent with the proposed redevelopment in size and scale. Further, the proposed use of the lands 

will facilitate the enhanced livability of within the neighbourhood by facilitating a communal living 

establishment for adults living with physical and mental disabilities. The proposed redevelopment 

represents an improvement to the overall streetscape and will provide for appropriate opportunities 

for enhanced plantings along the subject lands. The proposed redevelopment conforms to the overall 

objectives for Residential Neighbourhoods.  

Policy 3.4.7.2  General Built Form  

a) New development shall be compatible with adjacent and neighbouring built form 

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.  
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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.  

As previously noted, the subject lands are situated along a corner lot with single detached residential 

uses to the east and south of the property. A low rise apartment building is located directly to the 

west of the subject lands. In consideration of the above, the proposed communal dwelling has been 

sited to address both street frontages along Kidd Avenue and Livingston Avenue. With respect to the 

southern dwelling, a large southerly setback has been included and will be implemented through the 

Zoning By-law to reduce the impact of overlook and privacy. The communal dwelling has also been 

designed to include a large sloped roof on the third floor to reduce the impacts of privacy and overlook 

into the yard of the existing single detached dwelling to the east. Accordingly, the design measures 

above result in a compatible built form that is consistent with the established neighbourhood 

character. The implementing By-law will ensure that the setbacks shown on the Concept Plan are 

implemented in accordance with the above. 

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.  

As designed, the subject lands will provide direct access to pedestrians from the street. A walkway 

leading from the proposed communal living establishment to the pedestrian sidewalk will be provided 

and will facilitate a clear and visible entranceway into the site. 

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.  

f) To enhance the quality and safety of the public streetscapes, the construction of 

parking lots/structures, which occupy significant proportions of the at-grade frontage 

of public roads, shall not be permitted.  

g) To reduce the impact of surface parking and to provide at-grade amenity areas, the 

provision of structured parking shall be encouraged for higher density forms of 

development. Where it is not feasible to locate parking in structures either below or 

above grade, parking should be located to the rear of principle buildings and/or within 

the exterior side yard. 

In accordance with the above, no access is provided along Livingston Avenue. Further, the parking 

area is hidden behind the proposed communal dwelling which will preserve the streetscape along 

Livingston Avenue. Plantings will be provided along Kidd Avenue to soften the look of the surface 
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parking area. Accordingly, the proposed redevelopment is compatible with respect to traffic and 

parking. 

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; 

The subject lands are located at a prominent intersection along Livingston Avenue and is comprised 

of a corner lot. Accordingly, the proposed communal dwelling is aligned parallel to the Livingston 

Avenue frontage and the massing of the building is consistent with the adjacent low rise apartment 

building to the west. Accordingly, the proposed development is compatible with respect to built form 

adjacent to public roads. 

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.  

As noted above, given the surrounding context and the subject lands being located along the edge of 

a stable neighbourhood, the proposed height and density of the proposed development are 

appropriate. Furthermore, the proposed development is compatible with the existing built form found 

along the south side of Livingston Avenue. The proposed communal dwelling is adequately setback 

from the single detached dwelling to the south and the roof slope is considerate of the transition 

between the proposed communal dwelling and the single detached dwelling to the east. 

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;  
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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;  

c) Site specific zoning may be required for new dwellings to ensure that the criteria set out in 

subsection b) and h) are met.  

The proposed redevelopment will facilitate the establishment of a three storey (9.4m) tall communal 

(Group Home) dwelling. However, along the eastern façade, the proposal is two and a half storeys tall 

to provide for a transition between the one storey dwelling to the east and the subject 

redevelopment. It should be noted that three storey dwellings are currently permitted subject to 

meeting the maximum height requirement for the adjacent residential zones (9.0m). Accordingly, 

proposed height is appropriate and is loaded towards the northwest corner of the subject lands, away 

from the single detached dwellings to the south and east.  

Respecting lot coverage, the proposal will meet the Zoning By-law in terms of lot coverage and large 

areas are reserved along the front yard for landscaping. Generally, the front yard is setback is 

consistent with the adjacent neighbour at 37 Livingston and is consistent with the front yard setbacks 

found along Livingston Avenue. It should be noted that the required 3.05m road widening results in a 

smaller front yard setback from a zoning perspective, however the setback is generally consistent with 

the setback of the adjacent dwelling to the east. Respecting other setbacks, generous side and rear 

yard setbacks have been provided for adequate drainage and landscaping. The built form contains 

various ornamental features such as porches and canopies to provide for an interesting building 

façade. Accordingly, the communal dwelling is compatible with the neighbourhood. Site specific 

Zoning standards will be applied to give effect to the built form described above. 

g) Townhouses and other multiple unit dwellings should only be considered in stable 

residential neighbourhoods when the following policies are met:  

i) Development proceeds by way of an official plan amendment to change the lands 

to a medium density residential designation and the policies of Section 3.4.3 are met;  

ii) The development conforms to the development criteria of Section 3.4.7.6; and 

As noted above, the proposal conforms to the policies respecting compatibility within stable 

residential neighbourhoods. The Official Plan Amendment conforms to the policies listed under 

Section 3.4.3 and the criteria listed in Section 3.4.7.6 are met. Additional analysis will follow below. 

The overall redevelopment will contribute positively to the existing neighbourhood while providing 

for affordable housing choices within the Town of Grimsby. 
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3.4.7.6 Development Criteria for all Townhouses and other Ground-Related Multiple Unit Dwellings:  

The above noted policies are considerate of both Townhouses and Ground Related Multiple Unit 

Dwellings. The relevant policies as they relate to the proposed communal housing building are 

considered within the applicable Ground-Related Multiple Unit Dwelling criteria. 

d) The massing and built form of townhouse units adjacent to single/semidetached dwellings 

shall be broken down with architectural elements to promote visual integration.  

The proposed redevelopment is primarily oriented towards the front property line, thereby creating 

a large setback between the rear building face and the single detached dwelling to the south. Further, 

the roof is sloped along the eastern façade to give the appearance of a two storey structure and to 

transition the proposed communal housing establishment from the single detached dwelling to the 

east. With respect to this, the proposed development is well integrated into the neighbourhood and 

is compatible with the low rise nature of the existing dwellings found surrounding the subject lands. 

f) Side and rear elevations visible from public areas shall have upgraded facade treatments.  

g) Corner unit designs are encouraged to provide significant corner features such as a wrap-

around porch, wall articulation, turret or bay window.  

h) Buildings sited at the end of view corridor, such as at a “T” intersection, elbow roads, traffic 

circles and on prime corner lots should be designed with significant architectural elements. 

In accordance with the above policies, the elevations have been upgraded along Kidd Avenue to 

provide for an attractive façade. Additional façade articulation has also been provided along 

Livingston Avenue to provide Street presence to the proposed dwelling, such as canopies, various 

material treatments and a porch located along the northerly façade of the proposed communal 

dwelling. Further discussion will take place with staff respecting the northwest corner and the need 

for an architectural element to be displayed along a prominent corner lot. The proposal is considerate 

of its location on a corner lot and there are opportunities to provide for enhanced landscaping at the 

northwest corner of this lot. 

Based on the detailed analysis considered above, the proposed development is considerate of the 

context of this neighbourhood. The development is located adjacent to an arterial road and there are 

many examples of medium density development forms that front onto Livingston Road. As the 

proposed development is situated along the edge of the stable neighbourhood, adjacent to an existing 

commercial plaza and other medium density residential uses, the proposal is compatible with the 

neighbourhood and will not result in negative impacts on the neighbouring dwellings. Accordingly, 

the proposed use and built form of the proposed redevelopment will conform to the Medium Density 

Residential Area Designation and the performance standards are appropriate to give effect to the 

proposed use. 
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Section 4.0 Environmental Management and Sustainability 

Section 4.0 of the Grimsby Official Plan speaks to the consideration of Natural Heritage and Climate 

Change as they relate to the proposed redevelopment. The subject lands are not directly adjacent to 

any Natural Heritage features. However, the policies as they relate to climate change are examined in 

consideration of the proposed redevelopment. 

Policy 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.  

The proposed redevelopment represents a compact form of development that can be accessed via 

On-Demand Transit or cycling, thereby reducing its carbon footprint. The development is located 

adjacent to Livingston Avenue, an arterial roadway that is capable of accommodating for future transit 

or cycling infrastructure. Further, the residents are not intended to utilize motor vehicles which will 

result in less vehicle tips taken to and from the site. 

Policy 4.5.5  The Town will encourage and facilitate the application of energy conservation 

measures in the design and construction of new buildings and in the rehabilitation and 

upgrading of existing buildings and structures.  

Policy 4.5.6  In order to encourage and facilitate energy conservation as set out in 4.5.5, energy 

efficient building design including passive solar energy gain, increased insulation, 

energy star appliances, alternative energy systems, and conformity with LEED 

certification shall be encouraged in all new buildings.  

Policy 4.5.7  Site plan control may be used to incorporate energy conservation measures into the 

final design. Such measures may include orientation and design of new buildings to 

maximize passive solar gain and to minimize energy loss through appropriate 

construction standards and landscaping designed to moderate seasonal climatic 

variation.  

As the proposal is at the conceptual stage and the requisite land use instruments have not been put 

into place to facilitate the development, detailed design respecting energy efficiencies will be 

discussed at the site plan stage of development. However, measures that improve building efficiencies 

will be encouraged through the site plan application process and the building construction standards 

through the building permit review process. 

Section 4.7 provides criteria for development for lands within/designated as “Niagara Escarpment 

Plan Area”. As noted in the above section, the subject lands are subject to the Urban Area criteria of 
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the Niagara Escarpment Plan and are not contiguous to any natural features adjacent to the subject 

lands. The proposed redevelopment is intended to achieve a maximum height of 3 storeys which will 

not impact any viewsheds into the Escarpment.  

Policy 4.7.1  General Development Criteria  

The General Development Criteria are intended to permit reasonable enjoyment by 

the owners of all existing lots that can sustain development.  

a) Permitted uses may be allowed provided that:  

 

i. The long-term capacity of the site can support the use without a 

substantial negative impact on Escarpment environmental features such 

as water quality, natural vegetation, soil, wildlife, population and visual 

attractiveness.  

ii. The cumulative impact of development will not have serious detrimental 

effects on the Escarpment environment (e.g. water quality, vegetation, 

soil, wildlife, and landscape).  

iii. The site is not considered hazardous to life or property due to unstable 

soil conditions or possible flooding.  

iv. Development meets applicable Federal, Provincial and Municipal health 

and servicing requirements.  

d) Development should be designed and located in such a manner as to preserve the 

natural, visual, and cultural characteristics of the area.  

Based on the above noted policy framework, the proposed development does not pose any 

impacts to the Niagara Escarpment and is located approximately 350m away from the 

Escarpment edge. Accordingly, the proposed redevelopment is appropriate and does not 

conflict with the Niagara Escarpment Plan or the policies which pertain to the Niagara 

Escarpment within the Grimsby Official Plan. 

Section 5.0 Infrastructure and Transportation 

Section 5.0 provides policy direction pertaining specifically to infrastructure and transportation. 

Accordingly, the following policies are applicable; 

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.  
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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.  

As noted above, the subject lands are located within the Urban Area within the Town of Grimsby. In 

accordance with the above noted policies, the proposed redevelopment is required to be fully 

connected to the municipal water and wastewater system. The proposed redevelopment intends to 

be fully serviced by municipal water and wastewater. At the site plan stage, civil engineering drawings 

considering servicing, grading and stormwater will be prepared to support the redevelopment.  

Section 5.4 provides policy direction for roads and transit, specifically, Section 5.4.3 (Regional Arterial 

Roads). The subject lands have frontage on a Regional Arterial Road (Livingston Avenue) as shown on 

Schedule C of the Grimsby Official Plan. As Livingston Avenue is a Regional Road, the policies 

pertaining to the road are considered in the Niagara Regional Official Plan Section of this Report. 

Livingston Avenue is also designated as a Cycling Route as shown on Schedule C. 

 

Figure 8 - Grimsby Official Plan - Schedule C - Transportation 



41 Livingston Avenue, Grimsby, ON  A. J. Clarke and Associates Ltd. 
Planning Justification Report  November 2022 

 

42 | P a g e  
 

Regional Roads 

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.  

The proposed redevelopment has frontage onto a Regional Road. Accordingly, the proposed 

redevelopment will not utilize Livingston Road for access. Instead, Kidd Avenue will be utilized to 

access the parking area in the rear of the site. A 3.05m road widening will be dedicated to the Region 

as part of the proposed redevelopment. The proposed redevelopment conforms to the above noted 

policies respecting Regional Roads within the Town of Grimsby. 

Section 5.5 provides direction for developments in relation to 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 

standards.  

Policy 5.5.5  Adequate bicycle parking should be required at key destinations (shopping, schools, 

transit hubs, etc.). 

The proposed redevelopment will provide for a total of nine (9) parking spaces to service the 

development. The intent of the parking ratio is to accommodate for staff parking and possible visitors. 

It should be noted that due to the nature of the proposal, the occupants of the development will not 

possess driver’s licenses and will not utilize the parking area for personal vehicles. In consideration of 

the above, there are On-Demand Transit Solutions as well as available transportation provided by 

community living to support the occupants of the redevelopment. Short term bicycle parking will also 

be provided to encourage the occupants to utilize other modes of transportation to get to and from 

the site. Accordingly, the proposed redevelopment provides for adequate parking to support the 

parking demand generated from the proposal.  

Policy 5.6.2  Transit  

Policy 5.6.2.1  It is the intent of this Plan to explore opportunities for the provision of public transit 

including opportunities for coordinated transit planning with adjacent municipalities.  

Policy 5.6.2.2  All Town Arterial roads and Collector Roads should be designed to accommodate a 

future transit network.  
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The future intent of the Grimsby Official Plan is to explore opportunities to support public transit. 

Accordingly, on November 4th, 2021, Niagara Regional Council adopted a motion to explore the 

feasibility of  providing for a Regional Transit Service. In accordance with this initiative, it can be 

expected that an arterial road such as Livingston will be able to support public transit. Especially in 

consideration of the future planned Casablanca GO Station and intensification area. Accordingly, the 

development is supportive of transit and represents a desirable location to allocate additional density 

along this corridor. 

Policy 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.  

Policy 5.6.3.2  The Town shall require development and redevelopment proposals to facilitate 

pedestrian and cycling opportunities and to accommodate pedestrian and cycling 

connections. Secondary plans, draft plans of subdivision and site plans shall 

implement the trails identified on Schedule C, and the incorporation of additional on, 

and off-road cycling opportunities where appropriate.  

Policy 5.6.3.5  As part of a Town transportation master plan pedestrian and bicycling networks and 

transportation demand management policies will be incorporated. 

The subject lands are adjacent to a planned Bicycle Route. To achieve the planned intent of the 

Livingston Road corridor, short term bicycle parking will be provided to reduce the reliance on motor 

vehicles as a TDM measure to support the development.  

Policy 5.7  Accessibility  

Intent: The Town shall strive to improve the mobility of all persons to make conditions 

safe for walking, wheelchair movement and specialized transit through the following 

provisions:  

a. A barrier-free environment shall be promoted throughout the Town which 

facilitates access for persons with disabilities and special needs.  

b. Development shall be designed in accordance with the Ontarians with Disabilities 

Act and other applicable Provincial legislation.  

As the proposed redevelopment is intended for a communal living establishment for adults living with 

disabilities, the entirety of the development is designed with barrier free access in mind. The proposal 

is fully AODA compliant and further there are accessible elevators proposed to support the users of 

this establishment. Accordingly, the proposal conforms to the intent of the above noted policy 

pertaining to accessibility.  
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Section 7.0 Streetscape Design Policies 

Section 7.0 of the Grimsby Official Plan considers the provision for an attractive streetscape 

throughout the Town of Grimsby. 

Policy 7.1.4  New developments within the built boundary shall maintain existing street trees and 

maintain and enhance the existing pattern of landscaping, tree planting and lighting 

along the street 

Policy 7.1.6  All new development shall provide for coordinated tree planting within the street 

allowance and where setbacks permit within the front yard.  

Policy 7.1.7  Surface parking lots adjacent to the street rights of way should be screened through 

landscaping, and other means to reduce the visual presence of the parking lots.  

Policy 7.1.8 Non-residential and mixed use developments shall provide clearly defined pedestrian 

routes from the building entrances and parking areas to the street to allow for safe 

movement of pedestrians. 

To facilitate an attractive streetscape the proposed redevelopment will maintain an attractive building 

façade along the Livingston and Kidd Avenue Street frontages. A pedestrian access is provided from 

the street to facilitate pedestrian movement to and from the site. Further a larger sodded area will be 

provided to provide opportunities to plant street trees and landscaping along the frontage of the site. 

Further, the parking area will be screened from the street along Livingston Avenue with a combination 

of plantings and fencing along Kidd Avenue to provide for privacy areas for the future occupants of 

the development. Further details will be discussed with staff at the site plan stage of development. 

The proposed built form will provide for opportunities to enhance the streetscape and therefore the 

proposal conforms to the above noted policies. 

Policy 7.2  TOWN ARTERIAL AND COLLECTOR ROADS  

Policy 7.2.1  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 both 

sides.  

Policy 7.2.2  Individual direct access to any development site shall be limited to minimize 

disruptions to traffic flow, maximize safety, and improve the attractiveness of the 

road.  

Policy 7.2.3  Buildings that abut Town Arterial or Collector Roads shall present a façade with 

architectural detailing and landscape features that address the road frontage. 

Reverse frontage development shall not be permitted adjacent to any Town Arterial 

or Collector Road.  
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It should be noted that Livingston Avenue is classified as a Regional Road. However, the above noted 

policies have been considered in order to determine whether the development proposal is 

considerate of providing for an attractive streetscape along an arterial road. As noted above, the 

proposed development will provide for opportunities for tree plantings and enhanced fenestration 

along the Livingston Avenue frontage. Further, the building façade is attractive and will improve the 

overall streetscape fronting onto Livingston Avenue. 

Policy 7.4  LOCAL ROADS 

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. 

As noted above, the proposed redevelopment will have access onto Kidd Avenue, which is permitted 

as per the above policy. The building façade along Kidd Avenue will provide for enhanced fenestration 

and planting opportunities to screen the parking area from view of the street.  Accordingly, the 

proposed redevelopment will facilitate an attractive streetscape along Kidd Avenue. 

Conclusion 

In consideration of the above noted policies, the proposal conforms to the overall intent of the 

Grimsby Official Plan. The subject lands are located within an appropriate context to accommodate a 

medium density development containing affordable housing and supportive uses at grade. The 

development is compatible with the surrounding neighbourhood and accordingly, the proposal to 

redesignate the lands from Low Density Residential Area to the Medium Density Residential Area are 

appropriate. The proposal conforms to the Grimsby Official Plan. 

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

The subject site is zoned “RD2.25” Modified as per Schedule 12A of the Town of Grimsby Zoning By-

law 14-45. As noted above, the proposed Zoning By-law Amendment to facilitate the use of the subject 

lands for a communal living establishment (group home) containing five residential units with 

supportive uses on the ground floor to support Community Living Grimsby. Accordingly, the proposed 

Zoning By-law Amendment will rezone the subject lands from the RD2.25 Zone, Modified, to the 

RM1/xx Zone, Modified, to establish a number of site-specific standards for the proposed 

redevelopment. 

A Zoning Table containing the specific standards to be modified are provided below. Further, the 

variances requested are discussed in detail below. 
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Section Provision Requirement Proposed Amendment 
Required? 

7.1.1 Permitted Uses Group Home Group Home containing a 
maximum of 5 Units, Education 
Resource Centre 

Yes 

7.2.1 Minimum Lot 
Area 

700 890 square metres No 

Maximum Lot 
Coverage 

40% 24.33 % No 

Minimum Lot 
Frontage 

21 21.34 metres No 

Minimum Front 
Yard 

4.5m 5.41 metres No 

Minimum 
Exterior Side 
Yard 

4.5m 6.36 metres No 

Minimum 
Interior Side 
Yard 

3.0 metres 2.19 metres Yes 

Minimum Rear 
Yard 

10.5 metres 19.90 metres No 

Maximum 
Building Depth 

No requirement 16.40 metres No 

Maximum 
Height 

12.5 metres (4 
storeys) 

9.44 metres (2.5 storeys) No 

7.2.2.5 Minimum 
Balcony Depth 

1.5 metres N/A N/A 

Minimum 
Ground Floor 
Height 

4.5m 2.7m Yes 

Maximum 
Building Width 

60 metres 16.40 m No 

Permitted Uses 

As defined, the use of the proposed building is considered to be a Group Home as per Zoning By-law 

No. 14-41. Group Homes are permitted within all residential zones, and the proposed Group Home 

will be capped at a maximum of five residents. Further, the intent of the Zoning By-law Amendment 

is to carry forward the existing special exception for the purposes of permitting the accessory 

Educational Resource Centre that is operated by Community Living. The Educational Resource Centre 

operates on the ground floor and will include a general activity space and small scale offices to support 

the day to day operations of Community Living. The use is consistent with what is already permitted 

on the subject lands and the gross floor area of the Educational Resource Centre is not substantially 

larger than what exists in the currently occupied dwelling. Accordingly, as the use is accessory and 

supportive to the Group Home setting and has existed since 2002, the proposed use is desirable for 

the subject lands.  
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Interior Side Yard Setback 

The design of the proposed Group Home will require a minor deviation from the required side yard 

setback along the easterly lot line from 3.0m to 2.19m. The intent of this provision is to provide for an 

adequate area for drainage and for compatibility with the adjacent neighbour to the east. A fulsome 

compatibility analysis was conducted in the relevant Official Plan section of the report. It should be 

noted that the 2.19m setback reflects the setback at the southerly portion of the building which is 

closest to the residential dwelling lot to the east. The setback increases to as much as 2.6m, where 

the building directly interfaces with the existing single detached dwelling. Architectural measures such 

as sloping the roof have been implemented in order to reduce the impact of the reduced side yard 

setback. Furthermore, the reduced side yard setback is minor and still results in an adequate area for 

plantings and drainage to support the development. Accordingly, the variance is appropriate and is a 

minor deviation from the as of right permissions contained within the RM1 Zone. 

Minimum Ground Floor Height 

A reduction is requested to the minimum required ground floor height of 4.5m. The intent of this 

provision is to provide for an attractive pedestrian oriented first floor that is consistent with an 

apartment or mixed use dwelling. The reduction of the minimum ground floor height is appropriate 

as it results in a compatible structure with the surrounding neighbourhood that is more in keeping 

with the look and character of the neighbourhood. The intent of this provision is applicable to full 

scale apartment dwellings and mixed use residential buildings. As such, the reduction in first floor 

height from 4.5m to 2.7m is appropriate in this instance. 

Additional modifications are also being sought with respect to on site parking. A review of the Parking 

Provisions in Section 5 of the Zoning By-law is provided below: 

Section Provision Requirement Proposed Amendment 
Required? 

5.1 Parking Space 
Requirements 

Apartment 
Dwelling: 1.25 
spaces per unit 
 
All commercial 
uses, buildings, 
and structures 
not specified 
above:  
 
One space per 30 
square metres of 
defined gross 
floor area, 
excluding 
storage areas. 

Apartment 1.25 * 5 Units = 6.25 
 
Ground Floor Education 
Resource Centre  
 
1 per 30m2 = 6.7 
 
6.25 + 6.7 = 12.95 = 13 parking 
spaces. 

Yes 
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Section Provision Requirement Proposed Amendment 
Required? 

5.5 Setbacks ii) in a rear yard 
of a Residential 
Zone a minimum 
of 1.0 metre 
from the nearest 
rear lot line 
except where 
the rear lot line 
abuts a lane in 
which case the 
parking space 
shall be set back 
a minimum of 
0.6 metres;  

0.85m Yes 

5.13 Accessible 
Parking 

One accessible 
parking space 
shall be provided 
per 20 parking 
spaces, or part 
thereof, required 
in Table 3 and 
any accessible 
parking spaces 
shall count 
towards the 
parking space 
required in Table 
3. 

1 Type A space provided Yes 

Minimum 
Ground Floor 
Height 

Accessible 
parking spaces 
shall have a 
minimum width 
of 4.5 metres and 
a minimum 
length as 
outlined in Table 
4 of this report. 

3.4 metres x 5.8 metres Yes 

Parking Spaces  

The intent of the provision of parking is to ensure that there is enough parking to accommodate the 

intended use of the building. It should be noted that staff did not request a parking justification report 

or traffic study to support the development. 
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The proposed use has two components, being the residential units that are part of the group home 

and the Educational Resource Centre that is proposed on the ground floor. With respect to the 

residential units, they are intended to operate individually. However, the occupants will not possess 

driver’s licenses. The requirement of 1.25 spaces per unit, therefore, is not reflective of the number 

of spaces generated by the use. 

The ground floor use is not defined in the Zoning By-law. As such one parking space per 30m2 of Gross 

Floor Area is required resulting in seven parking spaces being required for the site. Based on the 

proposed uses, the total parking requirement is 13 parking spaces. 

The on-site parking area consists of nine parking spaces inclusive of one accessibility stall. The nine 

parking spaces reflect the maximum number of staff that will be present on site and the potential 

visitor parking that will be required for the residents.  

As such, given the nature of the use, a reduction is appropriate as the 9 proposed parking spaces will 

accommodate the maximum number of staff that will be needed to operate the site. Further, staff 

work in shifts and do not regularly drive to the site like a typical employment use. Therefore, the 

variance is appropriate given the nature of the use. 

Location of Parking Spaces 

A variance is necessary to reduce the setback for a parking area from a residential zone from 1.0m to 

0.85m. This reduction is minimal and is not anticipated to impact the residential dwelling to the south. 

Furthermore, a fence will be placed between the properties to provide for a barrier between the 

parking area and the residential use. Accordingly, the variance is appropriate, and the reduction is a 

minor deviation from the Zoning requirement. 

Accessibility Stall Size 

The Zoning By-law requires a minimum accessibility stall size of 4.5m in width, whereas 3.5m is 

provided. It should be noted that this is a technical variance as the proposed stall meets AODA 

requirements. Further, a 1.5m wide aisle space is provided adjacent to the accessibility stall, which 

technically will provide for a 5m wide accessibility space. As such, the reduction is technical in nature 

and is not anticipated to negatively impact the use of the accessibility stall. 

The implementing By-law which will implement the proposed use and performance standards is 

provided in Appendix C to this report. The proposed implementing By-law will conform to the Town 

of Grimsby Official Plan upon approval of the concurrently submitted Official Plan Amendment. 

5 Review of Technical Reports and Studies 

The following section contains discussion of the various findings of the documents submitted in 

support of the applications.  
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5.1 Ph. I Environmental Site Assessment 

A Phase I Environmental Site Assessment (ESA) was prepared by Tulloch Engineering Ltd., dated 

November 2021. The purpose of the report was to study the background history of the subject lands 

for the purposes of determining if any contaminants affected the site. As the subject lands is proposed 

to convert from a less sensitive (commercial) to a more sensitive use (residential) a Phase I ESA was 

identified by Niagara Region. The report indicated that the subject lands was initially built upon in the 

1950’s with the possibility of fill being placed on the property around that time.  

Further, the report identified possible contamination sources from north of the subject lands which 

houses a number of gasoline products and pesticides. Based on these findings, a Phase II ESA was 

recommended to be conducted on the subject property. 

Accordingly, a Phase II ESA and a Record of Site Condition will be filed for the subject property at the 

appropriate stage of development. 

6 Public Consultation Strategy 

In accordance with Section 31.1 within Schedule A of Ontario Regulation 543/06 and 545/06 Official 
Plans, Zoning By-law Amendments “a proposed strategy for consulting with the public with respect to 
the application” is considered “prescribed information” to be provided as part of applications to 
amend a Zoning By-law or an Official Plan. The following discusses the Public Consultation Strategy 
for this application. 

Invitations will be sent out to stakeholders within ±120 metres of the proposed development unless 
an alternative invitation radius is suggested by City Staff or the Ward Councillor. The date and time of 
the open house will be determined in coordination with the Ward Councillor and City Staff. The 
necessary materials will be provided to City Staff in conjunction with any requirements that the City 
deems necessary to facilitate a Public Consultation. Should an in-person open house be not feasible 
due to the ongoing COVID-19 pandemic, a suitable alternative shall be arranged, whether it be by a 
virtual open house, or otherwise.  

In accordance with Ontario Regulations 545/06 and 543/06 and Sections 22 and 34 of The Planning 
Act, landowners within 120 metres of the subject lands will receive notice that an Official Plan and 
Rezoning Application has been received by the City and to inform them that the statutory public 
meeting has been scheduled. These notices will advise those circulated that information and materials 
relating to the proposed development is available for their review and will invite them to make 
comments and present their views prior to, and at the public meeting. The applicant and/or the 
applicant’s agent will decide with City Staff and the Ward Councillor should an Open House (or 
alternative) be warranted.  

We trust this Public Consultation Strategy is adequate and will satisfy the requisite Public Consultation 
Strategy submission for the proposed development. We look forward to further discussing the details 
within the Public Consultation Strategy with City Staff and the Ward Councillor at the appropriate 
juncture. 
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7 Conclusions & Planning Opinion 

The proposed development complies with, conforms to, and is consistent with the intent and direction 

provided in the applicable provincial and municipal land use planning documents. The 

recommendations and conclusions of this report concerning the proposed development are as 

follows:  

• The proposal provides for an opportunity to provide for affordable housing and is therefore 
consistent with the housing objectives contained within the Provincial Policy Statement. The 
proposal conforms to the Niagara Escarpment Plan. 
 

• The proposal conforms to the Housing objectives contained within the Niagara Regional 
Official Plan (2014) and the Town of Grimsby Official Plan. 
 

• The proposed redevelopment is compatible with the surrounding neighbourhood as it is 
capable of existing in harmony with the surrounding land uses. 
 

• The proposal is transit supportive and will facilitate future access to transit as the Niagara 
Region rolls out its future transit plan for the Region. 
 

• The proposed redevelopment is not perceived to negatively impact the established 
neighbourhood and reflects the generally established neighbourhood character.  
 

• The proposal will allow for Community Living Grimsby, West Lincoln and Lincoln to expand 
their scope of services and will contribute positively to the community of Grimsby while 
providing for living spaces for adults living with physical or mental disabilities. 

The policy discussion above, when considered jointly with the findings of the various technical studies 

prepared by others, confirms that the approval of the proposed Official Plan and Zoning By-law 

Amendment meets the general intent of the relevant Provincial and Municipal land use policy 

structure. The proposed development represents good planning and should be approved. 

Written & Reviewed by:  

 

Ryan Ferrari, MCIP, RPP  
Senior Planner   
A. J. Clarke and Associates Ltd.      
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APPENDIX ‘A’ 

DRAFT OFFICIAL PLAN AMENDMENT 
 
 

PART III: THE AMENDMENT 
 
 
 

The following site-specific amendment is proposed to be added to the List of 
Amendments as Amendment No. X: 
 
“This Amendment affects the lands located at 41 Livingston Avenue. In addition to 
Section 3.4.3.1, the purpose of this Amendment is to permit an Education and Resource 
Centre to be located on the ground floor to support the Group Home Use.” 

 
This site-specific Amendment was approved by Town of Grimsby Council on ___ day of 
___, 2022”. 
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APPENDIX ‘A’ 
 

THE CORPORATION OF THE TOWN OF GRIMSBY 

DRAFT BY-LAW NO. __-   

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

(41 Livingston Avenue) 
 
 

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 12-A, appended to and forming part of By-law 14-45, is hereby amended by 
changing the following: 

 

a. That lands municipally known as 41 Livingston Avenue be re-zoned from the 
“RD2.25/183” (Residential Detached 2) Zone, Modified to the “RM1/ ” (Residential 
Multiple 1) Zone, Modified; 

on the lands of the extent and boundaries of which are shown on the plan hereto annexed as 
Schedule “A”. 

 

2. That notwithstanding Section 5.1, Table 3 is hereby amended by adding site specific 
policies as identified on Table “A” to this by-law for lands zoned RM1/_, municipally known 
as 41 Livingston Avenue. 

 
Table ‘A’ to By-law No. XX-XX 

 

Site 
Specific # 

By-law # Address Zone Lot, Building and Structure 
Exceptions 

XX XX 41 Livingston 
Avenue 

RD1 a) That a total of 9 parking spaces 
shall be provided on site, inclusive of 
1 accessibility stall. 
 
b) In a rear yard of a Residential 
Zone a parking area may be located 
a minimum of 0.85 metre from the 
nearest rear lot line. 
 
c) That an accessible parking stall 
shall be a minimum of 3.4m x 5.75m. 

 
 



 

 

 

 

 
3. Section 7.2 Table 11 is hereby amended by adding site specific policies as identified on Table “B” to 

this by-law for lands zoned RM1/_, municipally known as 41 Livingston Avenue. 
 

Table ‘B’ to By-law No. XX-XX 
 

Site 
Specific # 

By-law # Address Zone Lot, Building and Structure 
Exceptions 

XX XX 41 Livingston 
Avenue 

RD1 a) An Education Resource Centre 
shall be permitted on the Ground 
Floor. 
 
b) The Group Home shall be 
permitted with a maximum of 5 
individual units. 
 
c) The minimum Interior Side Yard 
shall be 2.19m. 
 
d) The minimum Ground Floor Height 
shall be 2.7m. 

 
 

4. Section 7.0 Table 12: Permitted Use, Lot Building and Structure Exceptions is hereby repealed as it 
relates to Site Specific 183 which will be deleted. 

 

Read a first time this day of _, 20   . 
 

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

 
 
 
 
 
 

 

 

Mayor 
 

 
 

Clerk 
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