The Woolverton (13 Mountain St, 19-23 Elm St)
Formal OPA ZBA Submission 1 Comments
Updated: March 19, 2026

Agency |
Dept __Column1 Comment Consultant Response
[Planning Staff have reviewed the frst submission of the proposed OPA and ZBA at 13 Mountain and 19-23 Eim stree.
h is a follow up of the OLT th, 2024, The first subr
Planning notes an OPA for 8 storey he\gm T isan acconal storey (o wha s currenty approved trough the OLT process. Gven the urrent O olces, e
Town and the NEC for the staff  the NEC to address The height of the proposed has been reduced fr to 7-storeys. Thi ddressed in the Planning Addendum Letter and
concerns with the VIA. Refer to the NEC comments. Bousfields package.
Tt s e e o Gl e o e e s o Ty o
2025) Staff note site and 21 Eim Street; and Site-Specific
Excap\nns 115 and 377 for 1 Em Street are proposed to be carried over to 23 Elm s e d draft ZBA as part package. This draft ZBA uliizes a height and setback diagram in order to ensure
be useful o ilustrate the requested approvais for 23 Elm Street and provide greater visual clart for the public and surrounding properlies. Bousfields |accurancy in the interpretation of the proposed massing.
[/ raseinimim i cestonse iyt a3 Tsyian e sl vt es i ricer scireessdoukf camled e it raaTa Dlr
process. Given this, staff provide these niial comments on the overall proposal: Bousfilds |See below:
a_[+The overall design has an appropriate street wall Bousfelds |Noted and agreed.
Whie we appreciate Stafrs imerpretalon of s polcy. we note that Bousfelds Iterprefs Poicy 3.5.6.7 10 ot apply 1o he SUbect e as i only appies wher a
sic s abutig o acrosth siree rom th Modum Densiy or Low Densiy Residentlcesignaions. The ands immeditsly abiting he subjct s and on
Mountain Street Downtown Intensification, and the lands on Downtown
Staff note subtie encroachment of the 45 degree (Offical Plan -3.5.6.7 Angular Plane). Staff offe no objection as itis minor i nature. Bousfieids [Transiton.
~Staff note that wind impacts are reasonable given the massing and height of the proposal. Wind mpacts may be greater during the winter, but staff note. Whi a revised Wind Study has not yet Tor the revised proposal, Gonditons val ikely be further improved due 1o the height
¢ _|that the current design protects the courlyard space for residents, mitigating impacts. o | el o7
The king o & th Rorh s seback a k. of 3 Fort e prpery v T Brlg detance slbak skowe o cpwable Wecons VAT e Ul acha
North as per the Gode. Addilonaly, glaz opy
Staff note the surrounding context of the site, with potentially mpacts o los on Balsam Lane and the neighboring propertes to the east. Staf note that above the ngnd foor.
B O e e e i e L, S DU o (e
|As a resu, saff may need to review s unitlayout, within th The buiding face to the East has setback a min . This limiing allows for op within the units facing
d_|final design. 4C1_|East a8 pr the Ontario Bing . Addionely, sprikired cear dacing may alo b consderc
[Fnspots R.J. Bumside & Associates Limited (Burnside) was retained by the Town of Grimsby (ihe
publiof|jton R 19-23 Elm Street Proposed Redsvebpmenl»Transpunahun Consideration Study (TIS), dalgd May 2025, by BA Cun;uumg Gmup L. and the Mt-unt
WD || EmeD e Plan), dated May 16, 2025, by Studio JCI. Th of Offcil Pk
Zoning By-Law Amendment zppncauons for a redvelopment of 13 Monien Sl & 16,25 £ Sree i he Toun f Gy BA Group |Noted
[ e e Pk S ot e i i i e e
Sirotand Ein Svse. The et bsklge wbo
removed and repiaced with a seven- slarey buiding, containing 17 8 units), 279 m2 of
ground floor retail and 450 m2 of community hub space. Access wite provided by a e
driveway on Mountain Street BA Group |Noted
The folowing key fssues were Kentiied:
L s the reduced residential(incluci , visitor and
hub) parki I
- Detais regarding the community hub's ntended program or activtes s required to parking demand can be non-
residential uses and visitor parking and trps generated by this BA Group |Noted, please refer o the revised Leter
10
Transporta
tion Study
A
Transporta e T e e e D et ety
ion Further detais outines the previous submitted BA Group report entiled 13 Mountain Street
Gontext | 1 [Table 2and Figur 3 dorfy Bk Lano 2 ol road. Balsam Lo but a publc laneway accordingh BA Group |8 19-23 Elm Street Proposed s«uuy dahed o
The existng d traffic control of the study ntersections. A westbound et rn s prohibied at the ntersection of et The soreed pon Tarme of faance i ot ke e in Srset 1 addito Wil Town Stafl
o St ot S o e anticipated that sit traffc approaching from the east would instead turn lef a the EIm Street / Main Strest n December 12, 2025, it was agreed that this intersection does not need to be studied. No addiional e 7o reciro ot e t s
2_|intersection. Please review this intersection as an additonal study intersection to account for the impact of the site- related trafi 54 Group |comment
Soction 5.0
Transporta
ion I e el T o 0 U o LG e ooty
Demand operaﬂng PR e et Bl itis our opinion o car
Manageme iable TOM [ for these spaces or dentiy an afternative, lmplemanlzb\e
nt +_|TOM measure. BA Group |Noted. As partof the updated proposal, car-share parking spaces are no longer provi
] }7n s our opinion thal shared parking s considered a TOM measure as the perm\ssnn o ewmenuy Share parking between land-uses reduces the number of
king spaces required. (compared to the iseff a TOM measure s it wil force visitors to consider
tormatve rave modos.
The provision of trips. In shared parking, be required
itis categorized as a parking management siralegy rather than a resuling in ncreased traffic trps o and from the sit.
2_|true TOM measure, as t does not directly P e A ATV mps Please clarily or reframe this fem accordingly. BA Group |Further detail regarding the proposed TOM plan are provided in Section 3.0
Section 6.0
Vehicular There are no details regarding the community hub's intended program or activities. Please provide clarification on the expected functons, hours of |As part o the updated proposal, the community hub space has been removed and converted into amenity space to be used by the future residents of the
Perking ol rl b o g S S e s A o T Bt 1< Vs BA Group_|buiding. Therefore, this comment no longer applies.
s the minimum parkig equierert based on e Town' Zoring By- Law Howeer, The communiy b corponent s ol besi part of the updaled proposal, the community hub space has been removed and converted nlo amently space (0 be Used by the future residents of e
rehviod v analyss. toinclude hub By-Law reviews including vehicular buicing. Therefore, this comment no longer applies. Furthermore, no addtonal vehicle, bicycle or accessible parking is required for proposed residential
2_|parking, shared parking, accessible parking, and bicycle parking. BAGroup_|ameny space.
Secton 67 ofhe May 2025 Report providesjstfcatio forincluding non-stanard spaces witinthe overal prkig suppy. The previous May 2025
n-standard parking spaces which ly 5% of the overall inclusive of
-Three (3) length deficient spaces - 5,00 metres length by 2.75 metres width
Five (5) longth deficien spaces - 5.55 metres length by 2.75 meres widih.
Conversations with Town st on December 12, 2025, indicated that the Town willaccept the proposed 8 non-standard spaces towards the overallparking
supply. In addion, the number of spaces and dimensions of the proposed non-standard spaces must be written ito the site-speciflc zoning-by-iaw as part of
the proposal appication.
The curent plns have bean revied:and s aresuk o the number of has been reduced
compared t which represents 3% of )
inclusive of:
Five (5) length deficient spaces - 5,55 metres length by 2.75 metres width
spaces are generally thespaces previsly poposed,with the o standard spaces oste e ot esst
of the above grade Given the fact areproposed e S slandard pcgspace
The propose resklntal prking supply ncides sght smalcar spaes. As pa meet the of the compared to the May 2025 appication, S i BT o e
3 -Law, they should toward Please revise the proposed parking supply accordingly BA Group_|enitid 13 Mountain Sireet & 19-23 Eim Sreet Proposed Study Py May 2025 for more information
Undar Soetion 4. Clarfy how the municipal review the, = conmenk o g aples o e evieed ropasal. s rfr o Secio 40 st reiews he sgproprstaressof e proposed prrgsuppy. No
4 _|existing and proposed from the Town Parking Study BA Group equired beyond
The summary tables have been updated to include population and a variety of municipailies comparative to the Town of Grimsby. By way of context the Town
of Grimsby has an estimated population of 28,900 based o the 2021 Census. As noted in the updated tables, there is a variation n parking requirements
sross reons. Table 14 rovdes  sumraryof esidntsl ardng sancards s Table 15 provdesa summary of compsrablvstr parg standards,
Table 14 outines parking standards to a parking standard of 1.0
space per unitin a downtown context area. d travel to the Town of Grimsby, the towns of Collngwood and Niagara on the Lake,
EE e pamng T O, e S S i e i e
spaces per unit (1.0 spac d 0.7 space p
Tabe 5 and 8 provide a benchmark on residental and vistor parking rates across various municipalties’ Zoning By-Laws. However, tis our opinon that ol 15 ouines tha sl vitos parkig stand wihin v Mncpalis ange standards toa
the municipalies listed are not sufiiently comparable to the Town of Grimsby in terms of popultion size and travel characteristics. To ensure the e G Ol B s L i el e e
benchmarking is contextualy relevant, pease update tables to include municialies with simiar population and mode spif (percent auto driver, ransi, e ioquacy of e ropossd resdent and res et viskr
5 _|wakicycl) BAGroup |parking rates Funbordasts regarding the adsquacy for the propussd ;aarkmg oo et Tmsadisactiord s
8 reoned s Comerat 4. & cacsharspegra & 1o utenly Vet 5 Wer & 10 eaabihed opwalo 1 s Town of iy o e Nigars
Region. In addion, the report appis a redction bas aces (a 4:1 reduction
rato). The justiication references similar practices in the Cily of Vaughan and City of Torotn s o ‘opinion that these municipaities fisted are ot
comparable to the Town of Grimsby as there are various established car- shars e g e g L e
an cpertona car.aharsprovider,and ks aton e s ofthe o e proposed e of 5 resdntal paring specesshouk ot be Itis st our opinion that the provision of car share would resul in a reduction of residents from needed to own a vehicle, but the updated proposal has removed
Sppled iaase updat the parking suppy and /o provile approprae usticaton aceording BAGroup [the car-share parking spaces. Please refer to the updated architecture pians provided in Appendix A for more information
e T e e assumptons ppled e s v T o Survey (TTS) analysis and expand on the
7 o clrity which BAGroup_|As discussed with T on December 12, 2025, no further acton is required to address this comment.
The updated development pan proposes a parking UppIY rate of 0.70 5paces per it for the affordable units. THis SUPpIY ratio s inine Wi recent January.
2026 Town staff recommendations. As indicated in Kirsten McCauley's January 16, 2026 emai, attached in Appendix B, the Town wi accept the proposed
0.70 spaces per unitparking rate for the affordable unis, i further information s provided regarding the operations of the affordable component of the.
The elimination of parking supply for the affordable is based on aleter Benevolent Fund (GBF) attached in appication
Appendix J, which states that many (but not al tenants ve\y o o e (R A ey (o i By Based upon the above, the Woolverton Holdings Corp. has prepared a letter discussing the etaiss and operations of the affordable component of the site,
one municipalty (St. Catharines) a eliminating parking provided in Appendix C.
1ol for the aflordable resntal componant Given GEF's presence n th Town of Grimaby, P T proxy surveys be Therefore, tis our opinion that the proposed parking supply for the affordable residential unts is appropriate for the site; further detais are provided in Section
8 _|conducted at comparal g sites to beter understand associated wih this type of use. BAGroup |4.3 of this report
Noted. The updai ate of 3 spaces per 100 M2 wilh @ commercial evening rate Tor mixed Use.
o better understand commercial parking demands in the Grimsby area an updated parking study was conducted by BA Group. Addiional commercial counts.
T anlysi of pridng darc oo Bakam ol o appaes (ke carmand for bl bk rat g spces, S e Ihave been conducted at 13 Mountain Sireet, 19 Elm Sireet, 21 Elm Street, 36 Main Sireet and 5041 King Street, on the following dates: February 6-7 an
spaces are not accessble 1 the general publc, they should not be included n avaiol February 13-14, 2026. The peak observed commercial parking rale was 2.8 spaces per 100 m2, wih an average observed commercial parking rate across
parking o clearly publc and private Vit he Slsar Lane ot and all proxy sites was 1.26 spaces per 100 m2. Addiionally, the peak observed parking utiization in the evering periods (after Gpm) was 56%. As such the
9 _|calouiations accordingly. BA Group_|proposed commercialrate wil meet the noeds of the ste; further detais are provided in Section 4.3.3 of this report




Please clarify how the observed 80% peak uliization s being interpreted relative 10 the Town's 85% threshold, as noted i the Town Parking Study, as.

The Teview of Surveys conducted by BA Group (Balsam Lane public lot survey, December
zom) and e Town of Grimaby (Phase 1 ReportSrategic Parking Management Sy, Octabor 2023)

I The focus of the commercial parking demand section of the May 2025 report, was.
Study indicated an 80% peak ocoupancy occurring at 5:00 pm and less than a 40% peak occupancy affer

9|
00 pm, as llustatod n Exfibt 3 afine May 2025

report.
To better understand commercial parking demands in the Grimsby area an updated parking study was conducted by BA Group. Additional commercial counts
have been conducted at 13 Mountain Street, 19 Eim Street, 21 Elm Street, 36 Main Street and 5041 King Stree, o the following dates: February 6-7 and

10_|framing t a5 *20% capacity remaining” may overstate the functional avaiabity e | Ty i AT o vefev o Section 4.3:3 for mre informtion,
Updated roposes aces per unt | and 0.70 spaces per unit for T affordable unfs. These
Lol ratos are ine Wit he facent sanuary 2036 Town st recommandatons.
The proposee market i ats meats ihe Ske.specii reqUementsof Town o Grimsby Zoring By aw 14-45 Excepton 377 (OLT 24-001)permited by the
T kstcaton o e rcuced e enal pargraf acks ske-speci proxy pargdamanddta, P xid prog domand daa o ot st Ontario Land Tribunal (OLT) in February 2024.
11 with simiar o BA Group provided in Section 4.3 of this report.
Nofed Spaces
[Adonalvistor prking counts have been cendoid at 1 Ssser Bouovard, 10 Winwerd Dive, 10 . 16 Concord Place and 50
ihe folowing dates: February 6.7 and February 13-14, 2026, The peak 0.15 spaces per uni. 9sih
percentie abserved residenal vsior parking demand was 0.08 spaces per unit and 0.14 spaces per uni, respeciively
The proposed residential visitor parking supply of 0.16 spaces per unitwas selected by applying an addiional 10% buffer o the 96th percentie observed
sites tojusiify including the size of te (0.14 spaces per uni). The proposed residential visitor parking rate of 0.16 spaces per unit st exceeds the peak
e T T e T e T ey observed demand (0.15 spaces per unil during the survey perio
12_|VIARal Staton. In adion, least ments wih simiar BA Group |As such the proposed rate of 016 spaces per f the st further defais are provided in Section 4.3.2 oftis report.
(Appendix H provides swept path analys's for the smal car parking spaces. However, the diagrams primarly Tlustate reverse-in and forwara-out
movements from one diection. Please update the analysis to include allmaneuvers such as front-in and back-out movements, as well as access from oted. Refer to vehicle manoeuvring diagrams VMD-01 to VMD-10 in Appendix D. Access. inthe
13_|both directions. ) et T s e ey ey
e e oot ias been removed from The o5k
Th st pln ncuces a dea-on confuraon near e sl paring gt et oor vl and it parkg o ot path isitor only” spaces and provide a turnaround for vehicles the
14_|analysis to demonstrate that a passenger vehicle can turn BAGrou [spaces o gecrid o refr o vaicla manoming dagrams VMD.0S 10 VMD-05 in Apponeie E.
Feaso provel an addionalswept palh anays fusiing T eioe ek e i aca T AT 0 oted. The Site has been designed wih 6m aiske widihs folowing e Town of Grimsby Zoning By A
15 for vehickes to pass each other. e | i T T e
s Gscussod wih Town St gen e st coniare, gerdoveryard vy Vel ocourog i Single UniTruck would only be able o
access the oading space by the proposed foadi space. The proposed loacing area has been designed in
awa is provided adjacen 9 5p for goods. the back of a ruck o the service
envance. nadon, those veicle ae antcpaed 0 acces e sie e fequerly that used for
Eectioncl e veids,sueh 2 TAG Light Single Unit Vehicle and a Cub Vi (Ford E350), wil ikely be more commonly used for moving activies. Both design
Lol  been tested forwarding nt the loading space as well as reversing inio the loading space. Please refer t the vehicular maneuvering diagrams
rovided n NID.05 and MID.04 piest
teven thoug! ) res suffcient the oading space lo faciiate the
R e ruck S S the vehicles that are aniciated o access the site can be appropriaely
1_|/Appendix | provides swept path analysis for the single-unt trucks pdate the analysis movement BA Group ihe proposed dovel
| Adjustments are made o the PM peak raffc volumes at the Mouniain Sireet / Main Street ntersecton due to the closure of the east leg. Please confirm
[whether ths closure was also in place during the AM peak period. If so, simiar adjustments should be made o the AM peak raffc volumes to account As noted in BA Group's May 2025 report, the lane closure was only present during the PM peak hour periods. As discussed with Town staff on December 12,
1 Jeor inthe & ) BA Group [2025, no aditional actons are required to address this comment.
7 Fub. Whie Fub s ancilary a
nearby residents, th is not explcily siated or dala. In particuler, th J hub appears o be the oy facly i the |As part o the updated proposal, the community hub space has been removed and converted into amenity space (o be used by the future residents of the
2 |area as there are no facilies east f the Town. As a resut. please clariy BA Group_|buiding. This comment no longer apples to the appliaion.
T L D T T C e G o L sy S discussed with Town staff on December 12, 2025, the Niagara Region 0d ot have any Gomments on our Gorridor growth alowances therefore no further
3 _|area, analysis withths adjustment BA Group |actons are required a tis fime.
4 Pwme pmvlde The eloctronic Synchro fles for review: BA Group [Based upon our conversations wilh Town staf These les are no longer requred a s tme
By-Law requires Tor refuse truck maneuvering, ncluding e paih of
20D the criveway appears o be less than 4.5 m. Please confirm that the full path of rave for Noted areahas a melres for refuse ruck maneuvering, as ustrated n the updated sile plan provided
Plan 1_|the refuse truck including entry, ex, and the loading bay meets the minimum requirement. BA Group_|in Appendix A. Further detais wil be provided during the future Site
R e e e e i S R G TP T ez e
Parking spaces located or Jearance to alow for veicle door opening does ot require a 0.3 towal
2 |Please update. 5 Group |rcaurements of no 751 14.45 (2 75m welh by 5 75m onghy Trerefte, s comment does not apo o ths 546
Public | Functional
Yorks - [servicng 8
stommuate
nt Town stafl e Town's water and wastewater models to verfy servicing demands and The Functional Servicing Report has been updated o reflect the Reglon's updated policy regarding extrancous flows to the saniary water system.
Enainean | Wansgeme owercapache, s boo e e PSR o a1 Ll sk o Grunfwstr pnois e o f acklret extancaus v bio
9 | MRePOrt | 4 lino sanitary sewer system is contrary to the Town's ongoing efforls to manage inflow and infilraton (1al), therefore, wil ot be supported. Ry Burnside|An iso been provided in support of the resubmissior
Ferilage stafl have reviewed the proposed Offical Pan and propertes known as 13
Mountain Street and 19 Eim Sireet.
in general, ispivel raises e and provid for h intoa
ixed-1s hoving et Subpering o eng-tgm leni
L [ the Heritage Impact Assessment (HIA) and HIA Addendum went under
peer review. The following comments are being submited as a part of the the HIA& HIA
| Addendum peer review process. ERA
T|Acopy of the HA s required to be submited. Bousfelds_|A copy of the origial FIA (Ociober 2021) has been submiied as partof s resubmission
[ [Smiarothe e e B g et o o e e
(Designatec). This is especial the size, scale, and height of the proposed mixed-use buding,
2 |arioh i sgncany irgor and ahor hamany ERA__|Noted, s discussed wi staff rtof ) applcat
The proposed applcation includes the demolton of 21 Em Sreel Whie the structure was no pr a5 a protected hertage property,
through the review process, taff determined thal this slructure was originaly but i the late 19th century s the Manse to the Woolverton Baptist
church.
Due to s 2 plan. As a
part of  and elements be salvaged ible to avoid high
qualty materials from ending up in the landfil ERA__|Noted, as discussed with staff these comments wil be resolved as part of a subsequent Site Plan Approval appication.
I sgacanteffors have oo made Structure o the The HIA Addendum idicates that a heriage
coloured masonry wil be the cladding on the podium behind Woolverton Bapist Ghurch.
It s important that the new modern ayer is compatbe (o ofthis cladding
material was to support the capabity of the new modern layer, i is important tha the colour of ths materals n a conlrasting S TS
4_|encourage a clear readabifty between od and new. This item can be finalzed as a part o the Heriage Permit and Sie Plan proc ERA__|Noted, s discussed wih staff rtof ) applcat
A copy of the for 121 8.23 Eim Sireet s st required o be submited.
Furtvr, ht e Ouner be nformed of n folowing sy clause
If doeply bured or previously the subjectlands, all activiles
e e Nagara Rogona Poce S and coroer o scurs he . h dscoveys | _ ERA/
ot human remains, the area must be secured to prevent st disturbancy Bousfields | The clearance leter has been included as part of tis resubmission
[ rocamanded parine erisge e process cammence olawig S cormeton o7 Ol Pl Zorig By T amndmantrocees T
folowing tems wil require approval throug Heritage Act
1. To permit the Garriage House, ddions, alterations to the of Dr. Theoron
[ Woolverton's House & the plaza
2 To apas i e th st et of . Trevaon Woshrion' otk
3. o aff the glazed connections o the rear fagade of Dr. Theoron Woolverton's House & Woolverton Baptist Church
4. To amend the Designation By-laws to faciiate any Regional Road widenings & to consoldate the lands.
5. To permit all ther alterations to the sites that have the potential o impact protecied alirbules ERA__|The Hertage Permit p und as partof a subsequent Site P
Fr atdtonal orraon o olowng docurent WA be reqred 2 & a1 sk pln proces ad 1
heritage permit application. The terms of reference for indh
1 Canmamoration Pl 1 commamerats e 058 of e caiage house, s6ions and 21 £m Stest
2. Conservation Master Plan ERA__[Noled
[The peer review delermined thal fere was orly T he Herfage
Impact Assessment addendum:
Hertage 1 impacts of on the subject property
of the reqt a Teporay
Review IThis this ot akready t
rarage rosources onand acacent o e ropories at 13 Mouniain Swoot nd 16 Em Sraetwl 5a apropristay conserved and prtected g
construstion and the properly is appropriatey redeveloped. ERA__|Noted, s discussed wih staff rtof ) applcat
Public
Works -
Infrastruct
Niagara | ure
Region | planning
and

I The Phase Two ESA nots been conducted in i Association Protocols and O.R¢
153/04 1o file a RSC. Statf recommend clarifcation be provided from the QP, as some sections (e.g. Section 3.0) only reference the CSA Standards as

nt division

appicable. Completon o the ESA in accordance with O.Reg 153/04 s required o fie a RSC.

Piease refer P for

the proposed remediation process.

35 10 comph parking
taff this may the RSC is required prior to buiding permit issuance. Consideration of beginning this work
sooner should be explored.

|Additional soil sampiing wil be conducted prior to excavation for the proposed underground parking garage.

The Phase Two ESA should be updated to clearly state whether a RSC can be fied at this time or not.

The Phase Il ESA, dated December 13, 2024 was completed for due diigence purposes in accordance with CSA standards. The Phase One and Two ESAS
|will be updated to comply with O.Reg. 153/04 and resubmitted to the Town / Region during the SPA stage. No revisions o the Dec 2024 are required at this
ime.




0-Reg 75304 T D ol S S T D T e TSl o oy S e
July 2025. Should an RSC not be fled by that time, updated ESAs must be completed before

fing a RSC lo the MECP ESR. [The Phase One and Two ESAS wil be updated to comply with O.Reg. 15304 during the SPA stage.
T Al e Cs S D Lo N Upon by any other person or ety
(other 2inc. ahoriaton of b ltants Ltd. Staff advise that a third-party A Letter of Reliance was provided to the Town/Region, dated Mavcn 17, 2026. An updated Letter of Reliance wil be provided once the reports are updated
o of etanes ok b et 5 sk e Tt i, o on the ndings oﬂhe ESA following additional soil sampiing and comply with O.Reg. 153/
[From a Provincial and Regional policy perspective, It fs the responsibity of Town staff ‘Official Plan Amends a
|Zoning By  oplkatons ars consient i i PPS and canfor o the NOP Noted
Staff recommend updales be provided refated to the Phase Two ESA as described above and thal a Letler of Relance be provided (o The Town 1o
ensure staff can rely upon the findings of both the Phase One and Two ESAs. Noted, a reliance letter has been provided.
[The mandatory fiing of the RSC. in one of g way
1. Through the use of a holding provision in the Zoning By-Law;
2. As part of a subsequent Sie Plan approval process; or, |An RSC wil be filed as part of rocess - further timing wil Region and Town through the Sie Plan
3. Through the Buiding Permit process.
ol that The Phase Two E: (ur\her The tme of
underground parking area may not be feasible as the RSC s reat buiding The Town's g Offcial should be
satfid (hat sl condiion mattars have been addresace pir o bukding pert ssuance. prior to proposed underground

uses shall be pianned and developed to avoid, or if avoidance is not possiole, minimize and migate any potential adverse effects from odour, noise and
el CIe el e Co B L i (o L D dsvalupmsm has potentialto be impacted by the
noise generated by vehicular traffic as wel as proxi

Staff has reviewed the revised Noise and Vibration Feasibiity Study' prepared by HGC Noise Vibration Acoustics (dated May 16, 2025) evaluating
ransportation noise on the revised proposal. Traffic volumes for the railine were obtained from CN and data was escalated to the year 2035 at an
annual rate of 2.5%, as per MECP guidelines. However, the study noted noise from the rail ine to be minimal in comparison with noise from the.
surrounding roadways. The study considered an annual growth of 2.5% on all madwsys e eacpete [ s m year projection for QEW|

traffic. The study found the predicted sound levels at the nighttime
hours which exceed the noise limits per the Ministry of the Enwmnmsm Cwssrvamn and Parks (MECP) Enwmnmar\ta\ Nuse Gulde\lvei NPC-300. As.
|| [ i e 5
T | [ e e
3] oy a1 roscs i b 58kt s
D o e T
= B e

around the development site, concluding potential vioration impacts were not of concern.

Given the reviewed . staff offer no obj ot e sy
e alihough preiminary they in greater e des\gn ov e
buiding evolves through detaed design and construction. As such,  final detaed nosse study shouid be submited in support offutur Paning Act
e S e e o i e I e s e oy s G et fauv

typic:
the analysis of the QEW ot nose \mpach,which e Hiloraly typcaly gher nh summer. The uséof i daa for e sty shoukd b confimed

and the study revised accordingly, f appicable. As such, staff recommends the detailed noise study look to implement the above noted comments with
relation to the QEW portion of the noise impact assessment.

[Noted. A revised Noise Impact Study willbe submitied as part of a future Ste Pk and wil consider detais as the design progressses.
Urban Design
The proposed development is along Regional Road 12, ‘The Region's urban this the
ong the and all aspects of im along the road.

taff plans as igh the appli ‘Staffwil pr quidance with
respect to the design of the Regional Public Realm at the ge. To that end, plans shal not show unit paving within the.
Regional right-of-way. With respect . poured, brushed concrete is acceptable. Noted
[Transportation | O C D M o D
staf the submited Impact Study prep: BA Group (dated May 2025) and note Table 22 suggests that the vehicle-to- for Christ Street/ Main Street
capacily ratio and del the through-right fulure years during the PM peak hour, conditions. The westbound through-right phase is increased by 11 seconds relative to existing condilions during the weekday afternoon peak hour. For this
despite increased traffic compared to existing conditions. Staf request these resLits Arevised Impact reason, operations for increase in vehicle raffc.
Study is required to address the above comment at the future Site Plan applcation. BA Group |Signal timing changes for the intersection of Christ Mo treet / Main Street Table 16.

Engineering Drawin
Staff have reviewed the submitted Preliminary Site Servicing Plan prepared by R.J. Burnside & Associates (dated March 21, 2025) and offer the following

comments:
- Given the commercial uses, the access to Regional Road 12 (Mountain Street) per OPSD
e e

- The extent of (e. 1o be shown on the sevicing pln
e i Regional right-of-way to be as per Ni Construction ifcation:

Perpendicular - HL8 HS base course for roads with heavy truck traffic and bus routes, o o LB NDBC base cowae o sk ot and L3
HS surface course). Please ensure this is reflected and noted accordingly on the plans / general notes.

- Note that f any damage e not as a result of
Ineed to be milled and paved (S0mm min) to satisfy restoration requirements

loase spocy s dearance of 150 DIA.and 200mm DIA WM crossig he 375mm DIA. VG SAN as show on soviig plan.

Noled. The Region has requesiad that thecriveway wih be widened from 6.0 metres (0 7.2 metrs, Gven that his is St Plsn LT
[Revised Engineering Drawings at ic th only in the OPA and ZBA phases of the project. This comment willbe addressed at a later date while n the Site Pt

Regional Transit Service
As requested by the Town of Grimsby, Niagara Transit staff has preliminariy reviewed the appications and provided the following feedback to help with
the Town's review of the appiicant-proposed parking reductions.

Grimsby is currently served by the Niagara Region Transit (NRT) OnDemand microtransit service. The ‘Niagara Transit Master Plan: 10-Year
Investment & Growth Strategy (2026-2035) iderntifs future transit network \mpmvemsms across the Region. In Stage 1 (zozszam afixed bus route
is recommended to be added to serve imited stops between St Camam.s and Grims! 1o Winona Crossi

[Hamiton Street Raitway (HSR) transit service. This o Grimaby. Lncon and rral S,
Catharkns. Servis hetween hs fce foute and oiher areas of Grmsby wh contine 060 supponea by OnDemand microtranst.

In Stage 2 (2028-2030), a smal community bus with a fixed route within the urban area of Grimsby is also planned. Residents fiving outside of the urban
freaiom il b oy A oI atTra BoM of 0 81 5 G rcen oo ok e a5
determined and wil be planned n coordination with the Region and

Please be aws i ‘The timelines identified in this pian were approved in principle by the
Ningara Transi Commission Board n dul 2025, BAGroup |Noted.
[Waste Collection
provides services for that satisfy ts Procedure fov Requirements for Waste Colection. Based
on the size and nature of the . itis understood the Region' requirements (imit of 2

bags/cans of waste per unit o @ max. of 24 bagsicans biweskly), responsibiity of the ugha
private contractor and not Niagara Region. This i to be noted i the future Site Plan agreement for the subject properly.

Circular Materials Ontario i responsible for the defivery of d grey box recyciing collection services, and related
found at the following fnk:

hitps:/www circularmateria Noted
Regional Road

Road allowance
The

has 12 (Mountain Street). The ing
requirements:
- A road widening of 0.3 metres along 19 Elm Sireet and 4.25 metres along the frontage of 13 Mountain Sireet is required to
achieve the designated road allowance per the NOP, to be confirmed by field survey.
- A daylghting triangle of 10 metres by 10 metres is
are

im Street
e o e devehpmenl S o ) Ihe
dimensions of uld encroach on 9 Eim Street. In this regard, staif notes that prog
conveyances wil be requested as a condition of approval for any future planning app\lcahws et vave an areoment e, Ste Plan spproval Y ucer
review of the dayiighting triangle detais will, accordingly, be addressed at BAGroup_|Noted, the owner will engage discussions regarding the required Regional through P

Road Use permits

obtaining any. & permits:
e A B R et e S A D I D Regional road allowance.
e i o oSG e e facilty constructed as a means of access to a Regional road.
- Sign Permit — placing any sign, not

- Road Occupancy for any prostbmrtivadicit ‘2 Reglonal road alowance for & period of time.

[ T e 2 s
itps:/jwww.niagararegion callving/roads/permits/

Restorations within the Regional right-of-way are o be to Niagara Region standards:
hty

Staff note an Issued for Construction (IFC) drawing set must be submitied with any construction encroachment permit appication, i addion to any

previously submitted drawings Noted
Regional Cyciing Network
[t imerles bt alone kel e i network. is currently
provisions for doing arises. ddition or upgrade of
e e e BA Group
Protecton of Survey Evdence
Survey evid notto the property. Any development
agreements dncode rom an Ontario Land i

| is in place at ok Noted.




Stormwater Management
The circulated materials Balsam Lane. Final review and
approval of the proposed water qualty and quantity controls is subject to the Town's satisfaction to ensure complance with the municipal and provincial

standards. Regional staff will be able to provide more detailed comments with this regard at the future Site Pian appication. Noted
Conciusion
in conclusion, Ifrastructure Planning an \d ZBA appl
subject to the above noted comments = requirements as outined for the future Site Plan appication. I addition,
are provided as advice to the Towr the the Region and Town. Noted
Niagara
Studio JCI has amended a VIA prepared by Design Group) for
t |ViAReview buiding design). NEC st are of revision as an addendum report authored by a
meets NEC's the earler study by clearly document
n 1_|changes to the development proposal and terms of referen ind explain how the new assessment findings vary from the earfer ﬂnulngs | revised VIA based on the terms of reference provided by the NEC on February 26, 2026 has been prepared by Land Art Design.
[t e Realo ot s et 02 oy Rt sk B 1 e o e o o
ke sigbacks sove e hd starey and
toreys, a larger footprint, an
(tora), DEECET VS CE S AT T e measuremems Tferred 1o here were aken from
established grade for comparison purposes). This
[earant 8 new V1A scome et frelorence b repared e reviewsd b NEC, Thi s neto5cared. Th previos s of reorencs e o Since the inital submission, the proposal has been revised to contemplate a buding height of 7-storeys + MPH. This aligns with the as-of-right approval for the
2 _|date and obsolete. manjorty of the ste.
Tere are other aspects of the VIA hat are now G need 10 be revised, namely I Visibily mappi nsirate the mpact
G T s e e o o i consulaton wih NEC. Addtoraly,
Imore informatin is needed on how the bulding model was created (e.g are accurate.
representations of the proposed development in the landscape. The new VIA speaks to the receptor points as identiied by the NEC on February 26, 2026
Technical matters aside, 1L is mportant (o note that Ier ‘points) thal wil be mpacted by
design than b the previous g Gesign, an, s, here i an norease n i evel of mpac on severalviews (s iEon
in this VIA on how th ustied an can igated. Itis not clear how the
planting, roofing i addionl igatons t e St plen stage wl el e mpecs 1o the scanc
4_|resources of the Escarpment The proposal has been revised to reduce the 7-storeys, aligning with the as-of-riht permissions for a majority of the site.
specificaly, the increase in height,the increase in massing, the loss of
buiding stepbacks from Mountain Street and priy (orginally proposed), and (ettering)
the roof. One of the key concerns is of Grimsby Mountain and the steep ciffs of
Grimsby Point when seen from Mountain Sreet and Christe Sireet, a key route of ntry to and
through Grimsby and a major gateway to the Escarpment (see Receptor Point 3,4, 13, 14). The Escarpments natural scenery and landform are.
prominent in these views and existing significantly smaller in scale rees in is
i for visual eceptor Point 11, 13, 14). Its important to note that
many of the for bty o e buiing snd isscpatd s moreof e kg
mass wil be visibe in views from the west side of Mountain and Christie Streets, worsening the visualimpact. This should be assessed. Lastly, the
increase in buiding height may resul in some long range visualimpacts and this necesstates that the VIA scope be expanded to include viewpoints not The proposal has been revised to reduce the buiing height to 7-storeys, as wel as the introduction of an addiional setback along Mountain Street to mitigate
5_|previously examined, o 3
The changes to the building design and the VIA findings raise questions about the compatiilty of the urban design with the scenic resources of the
E: t Area d public (visual) access to jective 4. NEP
Part 221, this a precedentfor future,
the scenic resources over time. It is not clear how impact is resources poicies in Part 213, Lastly, the
scale and prominence of the lettering on the buiing roof does ot align with and serves the A revised VIA has been submited to assess the massing impacts to the escarpment. Further discussions on buiing materiaity and colour wil ocur through
6 _|buiding. the SPA process.
PUR
Review
INEC staff are of of Part 1
and Part 2 of the NEP Although stu in supportof . the PUR should assess how the studies
1 |der ot confict with the NEP. Bousfields | The P included in the resubmission package includes a detaild anal the proposats conformiy with the NEP.
Specifically, NEC staff are requesting that the PJR be updated to include analysis regarding the NEP poficies related to compatibilty with the Escarpment
environment, . signs and bilboards (regarding the decorative embelishments).
F inat he PJR be updated
Part 1.7 (Urban Area) including Part 17.5.1.,17.52, 1753,
3 ot 2.2 (Gonera) nluing 221,256, 228 and 22 12
2 _|o.2.13 (Scenic Resources) including 2131, 2.13.2. 2.13.3, 2.13.4. Bousfields | Th are specifcally addressed in Appendix Ato the submited Pl
garding along the proposed buiding. Planning staff are of the opinion that they would constite.
3 _|a bilboard and would conflct with Part 2.2.12. of the NEP. Bousfields | The pr contemplated has been revised proposal.
Section 5 of the PJR should directly policies 1o clearly allof the appicable NEP pofcies are being met.
Further, this also
4 |ino the overall design as per 2.26.of the NEP. Bousfields |Please see the submitted Planning Addendum Letter.
Further, NEC staf are of the opinion that the submitted VIA has not demonsirated no conflicts with the NEP. NEC staff are requesting that once a new The Planning Addendur letter includes an analysis of the revised proposal and the newly completed, scoped VIA against the NEP poices. The ltter
5 _|addendum VIA s prepared that the PJR is updated to include the findings and provide analysis on how the polcies of the NEP have been met. Bousfields |concludes that, in Bousfields opinio, the revised proposal conforms 1o the N
Followup
(Feb 2,
2026)
The revised brntted on J 23,2026, generally
previously reviewed in 2021. These newly show that been reduced 10 7 storeys
through the rooftop been reduced in size and the rooftop
(signage) has. fror These features were of concern as they had contributed to the increased height and visual
promi Bousfields |Noted
REC e poee N e e porossd el e ntfy a
e o e B Gl Steet ot DD Escarpmem and that e nal
buidi o upiatd v of a Final
714 o th satfackon o the Toun ard NEG. T woul alow ised to increased the minimum setback of Levels 2 through 7 akong Mountain Sireet. This revision was specificaly incoporated to
specif through a final VIA. Bousfields |improve sightines to the escarpment. Please refer to the updated VIA_
|Additonaly, the May 22, by 0 identified a maximum height of 8 storeys, excluding
flop mechanical penthouses, projections, and intermedate levels. For clarity and certainty, an updated drat zoning by-law wil be needed. Can the
z0ning by-law instead express the overall maximum height in metres—capturing the full extent of development, including rooftop features, mechanical The draft zoning by-law has been updated to reflect the revised proposal, schedule on the permissions being
penthouses, signage, and related than by a storey Bousfields |sought
InNEC'S d ber 2, 2025, ] e sk o (e bl
lysis of the Niag: fan poiicies and clearly identiies requir analysis remains
outstanding. et he 2025 vIA i Esmin i peEn ol Dvapﬂsed buﬂmng height has sinc
changed. Accordingly, the VIA needs to be NEC relminary Only'
aporover as-. Inhe absence of an acceptabie VA, th revised PJR shoukd pdees oty 2.1 n Ul and descri how (e reauioments of it polcy | Planning Addendur letter has been ed ludes this Town, the
by-law. Bousfields |a holding provision for the site. AS such, a new, scoped VIA has and included in the




