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BA Group

March 19, 2026

Town of Grimsby

Planning and Development Services
Attn: Sawroop Sandu, Planner

16 Livingston Avenue

Grimsby, ON L3M 0J5

Re: 13 Mountain Street and 19-23 EIlm Street — ZBA & OPA Resubmission,
Response to Town Comments

1.0 INTRODUCTION

BA Group is retained by Woolverton Holdings Corp. to provide transportation consulting services related to an
Official Plan Amendment (‘OPA’) and Zoning By-law Amendment (‘ZBA’) application being made to the Town of
Grimsby to permit a mixed-use development (the ‘Project’) on the lands municipally known as 13 Mountain Street,
19-23 Elm Street.

This report provides an update to the OPA and ZBA May 2025 application, reviews the urban transportation
considerations of the revised development concept plan, and addresses outstanding agency comments.

1.1 Background

An initial OPA and ZBA application for the lands was made to the Town of Grimsby in May 2025. As part of this
application, BA Group prepared a report entitted “13 Mountain Street & 19-23 EIm Street Proposed
Redevelopment — Transportation Considerations Study” dated May 2025 (herein referred to as the “May 2025
Report”). This initial development proposal included 177 purpose-built rental residential units (a portion of the
units are provided as affordable housing), 279 m? of retail uses, and 450 m? of community hub uses. In addition,
the development proposal included 150 parking spaces, 56 bicycle parking spaces and one (1) loading space.

Since the initial May 2025 submission, the Town of Grimsby and the Niagara Region technical staff issued
comments on the application.

The Niagara Region provided transportation related comments in their August 22, 2025, memorandum entitled
“Regional Comments Official Plan and Zoning By-Law Amendments Town File Numbers: 260P-16-2502 & 26Z-
16-2505 Owner: Woolverton Holdings Corporation Applicant: Bousfields Inc. C/O Allison Chewter 13 Mountain
Street & 19-23 EIm Street Town of Grimsby”. In these comments, staff had questions related to both the future
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traffic analysis and the driveway width. Please note that these transportation related comments can be addressed
as part of the Site Plan Approval stage of the project, as noted in the Region's comments.

The Town of Grimsby have also provided transportation related comments in the form of a peer review prepared
by R.J. Burnside & Associates Ltd. Their comments were provided in a letter entitled “13 Mountain Street & 19-
23 Elm Street Transportation Study Peer Review Town of Grimsby, Ontario Project No. 300059263.0000” dated
October 29, 2025. The key comments relate to the adequacy of the proposed parking supply, traffic analysis and
small car parking space dimensions.

Since the issuance of the Region’s and the Town’s comments, the applicant submitted a revised (informal)
submission to the Town of Grimsby dated December 19, 2025. This revised proposal included a reduction of 27
residential units and a slight increase in the number of on-site parking spaces (4 spaces). The Town of Grimsby
provided further comments in response to this informal submission via email correspondence and meetings in
January 2026.

The key comments addressed subsequent emails and meetings included the Town’s recommended parking
supply ratios, a request for additional parking count information and information on the proposed affordable rental
program.

1.2 Changes to the Development Proposal

The development proposal has undergone a number of changes since the initial May 2025 submission. The key
transportation-related changes include modifications to the development programme (i.e., reductions in the
number of residential units and community uses), optimization of the parking facility, and modifications to the
proposed TDM strategy. As a result of the reduction in the overall number of residential units, the proposed
residential parking supply ratio has increased.

The current and modified development proposal incorporates 150 purpose-built rental residential units (a
combination of market and affordable units), and 279 m? of retail gross floor area (GFA). Details of the proposed
development programme and site plan related aspects of the current proposal are discussed further in Section
2.0.

1.3 This Study

This letter is provided as part of the resubmission of the OPA and ZBA applications currently being submitted to
the Town of Grimsby for the site. In addition, this letter provides:

e A description of the changes to the transportation related elements of the plan since the previous May
2025 submission;

e An updated parking justification for the revised parking supply that is proposed as part of this
submission; and,

e Aresponse to both the Town of Grimsby and Niagara Region transportation-related technical
comments.

The following sections provide a summary discussion relating to the above.
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2.0 DEVELOPMENT PROGRAMME OVERVIEW

21 Changes to the Development Programme

A number of changes have been made to the revised development programme in response to ongoing
discussions with Town of Grimsby staff regarding the proposed parking supply. These changes include a
reduction in the number of residential units, removal of the community space uses, optimization of the parking
facility layout and adjustments to the TDM plan. Table 1 provides a comparison between the current and the
previous (initial — May 2025) development concept plans.

Table 1

Use

Development Program Comparison

Land Use Provisions

May 2025
Application

Current Concept

Plan

Net Change

Market Rental 159 units 135 units
Rosidential Affordable Rental 18 units 15 units - 27 units
nits
Total 177 units 150 units
Retail 279 m? of GFA 279 m? of GFA No Change
Non-
Residential Removed following
Use Community Hub 450 m? of GFA 0 m? of GFA discussions with the
Town
Vehicle Parking Provisions
Residential 121 spaces ? 147 spaces ?
gg:‘ll(f:; Car-share 2 spaces 0 spaces
Provided - ; ; + 4 spaces
On-Site Non-Residential 27 spaces 7 spaces
Total 150 spaces 154 spaces
Exception 115 of Zoning By-law 14-45 4 2 spaces 2 spaces
o . e 5
Off S_lte 21 EIm Street Parking Certificate 1 space 1 space + 5 cash-in-lieu
Parking spaces
Provisions Cash-in-lieu 8 15 spaces 20 spaces P
Total 18 spaces 23 spaces
Bicycle & Loading Provisions
Residential (Long-Term) 54 spaces 46 spaces
i - 8 long-term
Blcylee Non-Residential (Short-Term) 2 spaces 2 spaces . g
Parking bicycle spaces
Total 56 spaces 48 spaces
Loading Total 1 space 1 space No Change
Notes:
1. Site statistics are based upon site plans prepared by Studio JCI, dated March 19, 2026.
2. Excluding 6 tandem parking spaces. Includes 3 small-car parking spaces.
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3. Shared parking between commercial and visitor uses.

4. Town of Grimsby Zoning By-law 14-45 Exception 115 (By-law # 95-105) allows the reduction of 2 parking spaces where a road
widening has been dedicated for 19 EIm Street.

5. A parking certificate has been obtained for 21 EIm Street permitting payment-in-lieu of one parking space. This payment has been
made and the certificate enacted (File No: 5007-221).

6. Town of Grimsby Zoning By-law 14-45 Exception 377 (OLT-22-003541) permits the use of cash-in-lieu for up to a maximum of 15
spaces for any deficiency from the parking requirement. Updated development program proposes to increase the permitted cash-
in-lieu allotment to 25 spaces.

2.2 Site Access and Circulation
No changes to the overall site access and circulation are proposed since the initial May 2025 application was
made to the Town of Grimsby.

Please refer to BA Group’s May 2025 report for more information on the proposed access arrangements.

Please note that we received a comment from the Niagara Region regarding the driveway width. The Region has
requested that the driveway width be widened from 6.0 metres to 7.2 metres. Given that this is a Site Plan related
comment and we are only in the OPA and ZBA phases of the project, this comment will be addressed at a later
date once in the Site Plan application process.

2.3 Vehicular Parking

A three-level parking garage located above- and below-grade, provides a total of 154 parking spaces, accessed
via the northwest corner of the site to/from Mountain Street. The parking facilities are generally consistent with
the previous May 2025 submission, albeit the garage has been optimized to increase the parking supply where
possible. In addition, the proposed parking supply ratios have been adjusted to reflect comments from agency
staff, the reduction in the number of residential units, and updated parking demand surveys recently collected.

Further details are provided in Section 4.0.

24 Bicycle Facilities
The bicycle parking supply is generally consistent with the previous application, but has been reduced to reflect

the updated, lower residential unit count.

The development proposal includes 48 bicycle parking spaces. Of these spaces, 46 spaces are for residential
uses, and 2 spaces are for non-residential uses.

2.5 Loading and Servicing
No changes to the overall loading and servicing facilities are proposed since the initial May 2025 application was

made to the Town of Grimsby.

Please refer to BA Groups May 2025 report for more information on the proposed loading and servicing
arrangements.
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3.0

TRANSPORTATION DEMAND MANAGEMENT

As part of the changes made to the development proposal, an updated transportation demand management
(TDM) plan has been developed to reflect the revised development, which includes a higher residential parking

supply ratio.

The proposed development will provide the following Transportation Demand Management (TDM) measures:

Residential TDM

Reduced Vehicular Parking Supply: The reduction of parking supply (compared to the applicable

requirements) is itself a TDM measure as it will force residents/visitors to consider alternative travel

modes

Unbundled Parking: Parking will be offered to prospective residents independently from the rental

of residential units, encouraging residents to reconsider the use or ownership of a vehicle, as there

will be an additional cost to rent parking.

Bicycle Parking: The proposed development will provide 46 dedicated resident bicycle spaces (0.31

per unit). Tenant lockers are also provided, in addition to the long-term bike storage set out in the

Town By-law 14-45.

Enhanced Pedestrian Facilities: The provision of continuous walkways, including a publicly

accessible plaza area, will improve walkability within and to/from the site.

Discounted NRT On-Demand Transportation Passes: To provide residents without parking

spaces with access to alternative transportation options, the following measures are proposed:
Provision of an initial one-month transit pass for each affordable unit (i.e., one pass per unit)
during the first 3 to 6-months the building is in operation;
Following this period, consideration of a continuous transit incentive program (for up to 5-
years) whereby residents of affordable units may opt into a subsidized transit package offered
by the building, which could include pre-paid access (e.g., a 10-ride pass) to the NRT ON
Demand service.

Non-Residential TDM

Shared Parking Provisions: Permits the efficient sharing between land uses and reduces the total
number of parking spaces required for residential visitors.

Bicycle Parking: The proposed development will provide 48 total bicycle spaces, consisting of 2
short-term bicycle parking spaces in highly visible locations in close proximity to the entrance for
visitors.

Enhanced Pedestrian Facilities: The provision of continuous walkways, including a publicly
accessible plaza and courtyard, will improve walkability within and to/from the site.

BA CONSULTING GROUP LTD.
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4.0 VEHICLE PARKING CONSIDERATIONS

4.1 Zoning By-law Requirements

The site is currently subject to multiple Zoning By-law parking requirements and the applicable zoning by-laws
are discussed below.

Site Specific Zoning By-law (OLT 24-001)

13 Mountain Street and 19-21 EIlm Street is currently subject to the Site-Specific requirements of Town of Grimsby
Zoning By-law 14-45 Exception 377 (OLT 24-001) permitted by the Ontario Land Tribunal (OLT) in February 2024.
The inclusion of the 23 Elm Street property to the site occurred after the passing of this Site-Specific Zoning By-
law and is not applicable to the 23 EIm Street property.

The minimum parking supply standards of the Site-Specific Zoning By-law have been applied to the entire site
and is summarized in Table 2.

Table 2 Site Specific Parking Requirements (OLT 24-001)

- . Minimum Parkin Minimum Required
Building Use Units/GFA 9 , 9
Rate Parking Spaces
Residential Tenant
Residential Dwelling Unit 150 units 1.0 space / unit 150 spaces
Residential Sub-Total 150 spaces
Non-Residential
Residential Visitor 150 units 0.25 space / unit 38 spaces
Retail Uses 279 m? 1.0 space / 28 m? GFA 10 spaces
Non-Residential Sub-Total 48 spaces
Total Parking Requirements 198 spaces
Exception 115 of Zoning By-law 14-45 3 -2 spaces
21 EIm Street Parking Certificate -1 spaces
Cash-in-lieu ® -15 spaces
Total Residential Parking Requirements with Cash-in-Lieu 180 spaces
Notes:
1. Site statistics are based upon site plans prepared by Studio JCI, dated March 19, 2026.
2. Vehicular parking calculations resulting in a fraction have been rounded up to the nearest whole number in accordance with the
requirements outlined in Section 5.2 of the Town of Grimsby Zoning By-law 14-45.
3. Town of Grimsby Zoning By-law 14-45 Exception 115 (By-law # 95-105) allows the reduction of 2 parking spaces where a road
widening has been dedicated for 19 EIm Street.
4, A parking certificate has been obtained for 21 Elm Street permitting payment-in-lieu of one parking space. This payment has been
made and the certificate enacted (File No: 5007-221).
5. Town of Grimsby Zoning By-law 14-45 Exception 377 (OLT-22-003541) permits the use of cash-in-lieu for up to a maximum of 15

spaces for any deficiency from the parking requirement.
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Application of these standards would require a total of 198 parking spaces including 150 residential spaces, 38
residential visitor spaces and 10 retail spaces.

Exception 115 of Zoning By-law 14-45 allows the reduction of 2 parking spaces, 21 EIm Street’s acquired parking
certificate allows the reduction of 1 parking space, and Exception 337 of Zoning By-law 14-45 (OLT 24-001)
permits the use of cash-in-lieu for up to a maximum of 15 spaces. Application of these Site-Specific exceptions
results in a total required parking supply of 180 parking spaces.

Town of Grimsby Zoning By-law 14-45
23 Elm Street is currently subject the Town of Grimsby Zoning By-law 14-45 parking requirements.

The minimum parking supply standards of Zoning By-law 14-45 have been applied to the entire site and is
summarized in Table 3. Application of these standards would require a total of 236 parking spaces including 188
residential spaces, 38 residential visitor spaces and 10 retail spaces.

Exception 115 of Zoning By-law 14-45 allows the reduction of 2 parking spaces, and 21 Elm Street’s acquired
parking certificate allows the reduction of 1 parking space. Application of these exceptions results in a total
required parking supply of 233 parking spaces.

Table 3 Zoning By-law 14-45 Parking Requirements

Minimum Parking Minimum Required

Building Use Units/GFA

Rate Parking Spaces

Residential Tenant
Residential Dwelling Unit 150 units 1.25 space / unit 188 spaces
Residential Sub-Total 188 spaces
Non-Residential
Residential Visitor 150 units 0.25 space / unit 38 spaces
Retail Uses 279 m? 1.0 space / 28 m? GFA 10 spaces
Non-Residential Sub-Total 48 spaces
Total Parking Requirements 236 spaces
Exception 115 of Zoning By-law 14-45 3 -2 spaces
21 EIm Street Parking Certificate -1 spaces
Total Residential Parking Requirements with Cash-in-Lieu 233 spaces
Notes:
1. Site statistics are based upon site plans prepared by Studio JCI, dated March 19, 2026.
2. Vehicular parking calculations resulting in a fraction have been rounded up to the nearest whole number in accordance with the
requirements outlined in Section 5.2 of the Town of Grimsby Zoning By-law 14-45.
3. Town of Grimsby Zoning By-law 14-45 Exception 115 (By-law # 95-105) allows the reduction of 2 parking spaces where a road
widening has been dedicated for 19 EIm Street.
4. A parking certificate has been obtained for 21 EIm Street permitting payment-in-lieu of one parking space. This payment has been

made and the certificate enacted (File No: 5007-221).
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411 Accessible Parking Requirements

Town of Grimsby Zoning By-law 24-75 requires accessible parking to be provided at the following minimum rates:

e Supply of 1 —12 spaces: 1 Type A space;

e Supply of 13 — 100 spaces: 4% of the supply;

e  Supply of 101 — 200 spaces: 3% of the supply + 1 space;

e Supply of 201 — 1,000 spaces: 2% of the supply + 2 spaces; and
e Supply of 1,001+ spaces: 1% of the supply + 11 spaces.

The Zoning By-law states that for lots with an even number of total accessible parking spaces, an equal humber
of Type ‘A’ and Type ‘B’ spaces must be provided. Where the minimum number of accessible parking spaces is
odd, an equal number of Type ‘A’ and Type ‘B’ accessible parking spaces shall be provided but the last accessible
parking space may be a Type B. Both types must include a 1.5-metre (width) access aisle adjacent to the
accessible space, which extends the full length of the parking space.

Application of Zoning By-law 24-75 to the site results in a total minimum accessible parking requirement of 7
accessible spaces under the Site-Specific minimum parking requirement of 198 spaces, or 7 accessible spaces
under the Zoning By-law 14-45 minimum parking requirement of 236 spaces.

4.2 Proposed Parking Strategy

421 Proposed Parking Supply

The proposed parking supply includes a total of 154 on-site parking spaces within a consolidated parking garage
and 23 off-site spaces. The proposed breakdown of parking is as follows:

e Residential Parking 147 spaces (excluding 6 tandem parking spaces)
e Non-Residential Parking 30 spaces (including 7 on-site spaces, and 23 off-site spaces)
e Total Provided On-Site 154 parking spaces

It is proposed provide 147 residential parking spaces inclusive of 135 spaces for the market rental units and 12
spaces for the affordable rental units. The proposal includes 30 non-residential parking spaces to be shared
between the visitor and commercial (retail) uses on the site, a portion of which will be provided off-site.

Of the proposed 23 off-site parking spaces, 20 spaces are proposed to be accommodated through cash-in-lieu of
parking contribution made to the Town of Grimsby. The remaining three (3) spaces are accommodated through
previously approved parking exceptions and parking certificates.

There are an additional 6 tandem parking spaces that are proposed for the site. While not considered as part of
the supply, these will be available for future residential unit tenants who would like to rent an additional parking
space.

The proposal includes 5 non-standard parking spaces (5.55-m by 2.75-m) which represents 3% of the overall
parking supply. These proposed non-standard spaces are generally consistent with those proposed in BA Group’s
May 2025 report; refer to Section 6.0 of the previous submitted report for further information.
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4211 Accessible Parking Supply

Since a reduced parking requirement is being sought for the site, the requirements for the accessible parking
supply have been determined by the proposed parking supply (154 spaces) for the site.

Application of Zoning By-law 24-75 to the site results in a total minimum accessible parking requirement of 6
spaces. The current proposal incorporates 6 accessible parking spaces, including 3 Type A and 3 Type B spaces,
meeting the requirement of the Zoning By-law 24-75. These spaces are located in close proximity to the elevator
core, allowing convenient pedestrian access to and from the space.

4.3 Adequacy of Proposed Parking Supply

The following section reviews the adequacy of the proposed parking supply of 154 parking spaces.

4.3.1 Review of Residential Parking Provisions

As discussed in Section 6.4 of the May 2025 Report, the proposed market rental rate of 1.0 spaces per unit is
appropriate due to the site context, its alignment with zoning by-law requirements of other municipalities, and its
proposed TDM measures. Additionally, the proposed market rental rate corresponds to the February 2024 OLT
approved rate of 1.0 spaces / unit.

The proposed affordable rental rate of 0.7 spaces per unit is also in our opinion appropriate, as discussed in
Section 6.4.2 of the May 2025 Report. As per discussions with Town staff in January 2026, the Town noted they
will accept an affordable rental rate in the order of 0.7 spaces per unit subject to the proponent providing more
information about the affordable housing program. This additional information has been provided in memorandum
outlining the partnership with WoodGreen Community Housing Inc. (WCHI) for the delivery and administration of
affordable housing units at the site. This memo is provided in Appendix C.

Further details regarding the appropriateness of the site’s proposed residential parking supply are provided in
Section 6.0 of the previous submitted BA Group report entitled 13 Mountain Street & 19-23 ElIm Street Proposed
Redevelopment — Transportation Considerations Study dated, May 2025.

Based upon the above, it is proposed to adopt the following residential parking rates:

e Market Rental Units 1.0 spaces / unit
e Affordable Rental Units 0.7 spaces / unit
e Blended Rate 0.97 spaces / unit

Application of the above rates to the current proposal of 150 units, inclusive of 135 market rental units and 15
affordable rental units, would require 146 vehicle parking spaces to support the development as planned.

The current parking supply of 147 spaces meets the above the requirements and will appropriately accommodate
the needs of the site.
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4.3.2 Review of Residential Visitor Parking Provisions

Conversations with Town staff in December 2025 and January 2026 indicated that the Town will accept a reduced
residential visitor parking rate, subject to additional proxy surveys which support a rate lower than the zoning by-
law standard of 0.25 spaces per unit.

Since the submission of the May 2025 Report, a number of discussions have occurred between BA Group, Town
of Grimsby staff, and R.J. Burnside & Associates Ltd. regarding the appropriateness of the proposed visitor

parking supply.

As outlined in Section 6.5.4 of BA Group’s May 2025 Report, the proposed reduced visitor parking standard was
supportable based on the following:

e A review of other municipal zoning by-law visitor parking standards in the GTHA range from 0 to 0.25
spaces / unit. Of which, 9 of the 12 reviewed municipalities, require visitor parking to be provided at a
rate of 0.15 spaces per unit or lower. (See Table 15 of this letter)

e There are examples of reduced residential visitor parking supply standards approved in the Town of
Grimsby, particularly 27 John Street (approved visitor rate of 0.1 spaces per unit).

To supplement the above, BA Group has conducted visitor parking demand studies to further support the reduced
visitor parking rate. BA Group has surveyed a number of proxy sites, as per the recommendations provided by
Town staff in the January 2026 email (Appendix B). The details of the visitor parking demand surveys are further
discussed in Section 4.3.2.1 of this letter.

As per the assessment of the visitor parking demand surveys, it is proposed to provide a visitor parking rate of
0.16 spaces per unit, which equates to 24 visitor parking spaces to be utilized by visitors during peak demand
periods. The development program proposes 30 non-residential parking spaces to be shared between the
residential visitors and retail uses of the site.

The following section reviews the appropriateness of the proposed reduced residential visitor parking supply of
0.16 spaces per unit.
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MOVEMENT IN URBAN ENVIRONMENTS 10



4.3.21 Visitor Parking Demand Studies

As per discussions with Town staff, BA Group conducted visitor parking utilization studies at five (5) residential
buildings within the Town of Grimsby and in Beamsville (Town of Lincoln).

The selected residential buildings are rental apartments or residential condominiums located within similar
contexts of the proposed development. The proxy sites were selected in agreement with the Town of Grimsby, as
per the January 2026 email (Appendix B).

To assess the existing residential visitor parking demand, a parking study was conducted at the following sites,
recording hourly occupancy during the specified dates and times.

e Surveyed Proxy Sites:
1 Slessor Boulevard, Grimsby;
10 Winward Drive, Grimsby;
10 Concord Place, Grimsby;
16 Concord Place, Grimsby; and,
5055 Greenlane, Beamsuville.

e Surveyed Dates and Times:
Thursday, October 17, 2024 (5:00 pm — 2:00 am);
Friday, February 6, 2026 (4:00 pm — 10 pm);
Saturday, February 7, 2026 (10:00 am — 10 pm);
Friday, February 13, 2026 (4:00 pm — 10 pm);
Saturday, February 14, 2026 (10:00 am — 10 pm);
Friday, February 20, 2026 (4:00 pm — 10 pm); and,
Saturday, February 21, 2026 (10:00 am — 10 pm).

The peak parking demands observed at each of the five (5) proxy sites surveyed are summarized in Table 4. In
addition, a graphical illustration for each of studied sites is provided in Exhibit 1. Detailed parking demand counts
are attached in Appendix F.

The observed residential visitor parking demand ranged from 0.01 to 0.15 spaces per unit. The average and 95t
percentile observed residential visitor parking demand was 0.08 spaces per unit and 0.14 spaces per unit,
respectively. In addition, the 95" percentile observed parking demand ranged from 0.01 to 0.14 spaces per unit.

Based upon the above, it is proposed to adopt a visitor parking rate of 0.16 spaces per unit for the site. This
proposed rate includes the observed 95" percentile peak parking demand of 0.14 spaces per unit and
incorporates a 10% buffer. Application of the proposed visitor parking rate is summarized below:

e 0.14 spaces / unit (observed demands) 21 spaces

e 10% buffer to account for variations in parking demand 3 spaces

e Recommended visitor parking supply 24 spaces (0.16 spaces / unit)
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A base rate of 0.14 spaces per unit was selected as it represents both the 95™ percentile of the peak observed
demand across all surveyed sites, and the maximum of the 95" percentile observed demands across all surveyed
sites, as outlined in Table 4. A rate of 0.14 spaces per unit was selected to ensure the supply accommodates the
typical peak conditions; particularly as the peak observed parking demand rate (0.15 spaces per unit) only
occurred once during the survey period, for a maximum of 1-hour. A 10% buffer was then applied to the 0.14
spaces per unit rate to consider any additional variations that may not have been captured during the study.
Resulting in the recommended visitor parking supply rate of 0.16 spaces per unit.

The proposed visitor parking rate of 0.16 spaces per unit is appropriate as it still exceeds the 95" percentile
observed demand (0.14 spaces per unit) and the peak observed demand (0.15 spaces per unit) during the survey
period. Additionally, as illustrated in Exhibit 1, the proposed rate of 0.16 spaces per unit exceeds all visitor parking
demands observed.
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Table 4

Proxy Site Visitor Parking Demand

. . th .
Study Housing A7 Peak Observed | ..\ parking 99, Pereentile | ggum porcentile
. Parking Survey Date Parking ; Observed .
Location Tenure s Demand Ratio Demand Ratio
upply (Rate) Demand Demand
Thu., Oct. 17, 2024 5 spaces 0.05 spaces / unit 5 spaces 0.05 spaces / unit
1 Slessor Fri., Feb. 06, 2026 1 space 0.01 spaces / unit 1 space 0.01 spaces / unit
Boulevard, Rental 9 spaces ] ]
Grimsby Apartment (0.08 sps / unit) Sat., Feb. 07, 2026 3 spaces 0.03 spaces / unit 3 spaces 0.03 spaces / unit
106 units Fri., Feb. 13, 2026 2 spaces 0.02 spaces / unit 2 spaces 0.02 spaces / unit
Sat., Feb. 14, 2026 4 spaces 0.04 spaces / unit 4 spaces 0.04 spaces / unit
Fri., Feb. 06, 2026 29 spaces 0.12 spaces / unit 29 spaces 0.12 spaces / unit
10 Winward . .
Drive, o 34 spaces Sat., Feb. 07, 2026 34 spaces 0.15 spaces / unit 33 spaces 0.14 spaces / unit
Grimsby Condominium | 6 46 sps / unit)
. ’ P Fri., Feb. 13, 2026 13 spaces 0.06 spaces / unit 13 spaces 0.06 spaces / unit
233 units
Sat., Feb. 14, 2026 21 spaces 0.09 spaces / unit 20 spaces 0.09 spaces / unit
10 Concord Fri., Feb. 13, 2026 13 spaces 0.10 spaces / unit 13 spaces 0.10 spaces / unit
Place, Condominium 24 spaces
Grimsby (0.19 sps / unit)
124 units Sat., Feb. 14, 2026 12 spaces 0.10 spaces / unit 11 spaces 0.09 spaces / unit
16 Concord Fri., Feb. 13, 2026 34 spaces 0.10 spaces / unit 33 spaces 0.10 spaces / unit
Place, Condominium 71 spaces
Grimsby (0.21 sps / unit)
342 units Sat., Feb. 14, 2026 47 spaces 0.14 spaces / unit 46 spaces 0.13 spaces / unit
Fri., Feb. 06, 2026 23 spaces 0.08 spaces / unit 22 spaces 0.08 spaces / unit
5055
Greenlane, o 25 spaces Sat., Feb. 07, 2026 25 spaces 0.09 spaces / unit 25 spaces 0.09 spaces / unit
Beamsville Condominium | 4 49 sps / unit)
. ’ P Fri., Feb. 13, 2026 23 spaces 0.08 spaces / unit 22 spaces 0.08 spaces / unit
276 units
Sat., Feb. 14, 2026 22 spaces 0.08 spaces / unit 21 spaces 0.08 spaces / unit
Average 0.08 spaces / unit 0.08 spaces / unit
Overall 95" Percentile 0.14 spaces / unit 0.14 spaces / unit
Maximum 0.15 spaces / unit 0.14 spaces / unit
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Exhibit 1 Observed Visitor Parking Demands
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Exhibit 1 Cont’d Observed Visitor Parking Demands
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4.3.3 Review of Commercial (Retail) Parking Provisions

Conversations with Town staff in December 2025 and January 2026 indicated that the Town is open to reducing
the proposed commercial (retail) parking supply, subject to additional data provided to support a lower rate.

Since the submission of the BA Group’s May 2025 Report, a number of discussions have occurred between BA
Group, Town of Grimsby staff, and R.J. Burnside & Associates Ltd. regarding the appropriateness of the proposed
commercial parking supply.

Section 6.5.2 of the BA Group’s May 2025 Report outlined the following as rationale to support a reduced time-
of-day-sharing percentage for the retail uses during the evening time period, when compared to the applicable
Zoning By-law requirements:

e Areview of public commercial parking demand surveys conducted by BA Group (Balsam Lane public
lot survey, December 2021) and the Town of Grimsby (Phase 1 Report Strategic Parking Management
Study, October 2023) indicated that during the evening periods there was less than 40% parking
spaces occupied in the reviewed lots.

e Areview of the proposed retail uses on the site, and that they are anticipated to be similar to the retail
uses which exist on the site today, having hours of operation typically peaking during the daytime and
tapering off in the evenings.

o Areview of the time-of-day shared parking provisions suggest that there will be retail parking available
in the evening period that can be utilized by residential visitors, as the retail parking demand reduces
in the evening.

To supplement the above, BA Group has conducted commercial parking demand studies to further support the
proposed shared parking strategy, as provided in our May 2025 report, as per by Town staff. In addition to
reviewing the time-of-day-sharing provisions BA Group has also conducted a review of the overall parking supply
rate that would be most appropriate for the proposed development. The details of the commercial parking demand
surveys are further discussed in Section 4.3.3.1 of this letter.

It is proposed to adopt a commercial parking rate of 3 spaces per 100 m? of GFA and adopt a reduced retail
shared parking rate of 65% during the evening period. The development program proposes 30 non-residential
parking spaces to be shared between the residential visitors and commercial (retail) uses on the site.

The following sections review the appropriateness of the proposed commercial parking strategy and evaluate:

e  The commercial parking demand studies and the resulting recommended commercial parking rate for
the proposed development; and

e The appropriate time-of-day shared parking provisions to be adopted for the development.

4.3.31 Summary of Commercial Parking Demand Studies

BA Group conducted commercial parking utilization studies at five (5) proxy sites within the Town of Grimsby and
in Beamsville (Town of Lincoln).
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The selected proxy sites include existing standalone retailers within the immediate vicinity of the development
site, including one tenant that is proposed to continue its occupancy within the development’s proposed retail
space. Other proxy sites included two shopping plazas with varied retail mix, one of which is located within
Downtown Grimsby. These selected sites provide a good assessment of the existing parking demand and
occupancy patterns within the site context. A summary of the selected proxy sites and their characteristics are
provided in Table 5.

To assess anticipated commercial parking demand, a parking study was conducted at the following sites,
recording hourly occupancy during the specified dates and times:

e Surveyed Commercial Sites
13 Mountain Street, Grimsby
19 Elm Street, Grimsby
21 Elm Street, Grimsby
36 Main Street E, Grimsby
5041 King Street, Beamsville

e Surveyed Dates and Times
Friday, February 6, 2026 (4:00 pm — 10 pm)
Saturday, February 7, 2026 (10:00 am — 10 pm)
Friday, February 13, 2026 (4:00 pm — 10 pm)
Saturday, February 14, 2026 (10:00 am — 10 pm)

Table 5 Commercial Proxy Sites — Characteristics
Study Location ‘ GFA 23 ‘ Type Tenants Hours of Operation
13 Mountain Street, 2 Service-based Weekdays: 9am - 6pm
Grimsby 458 m Retail H&R Block Saturday: 9am - 5pm
19 EIm Street, 2 . . Wed. to Fri.: 11am - 7pm
Grimsby 406 m Retail store Simply Moto Weekends: 11am - 5pm
21 Elm Street. 251 m? Clinic Zanon Denture & Anti-Snoring Weekdays: 8am - 5pm
Grimsby ' Clinic Weekends: Closed
. . M&M Food Market, Dominos, T _
36.Ma|n Street E, 800 m2 Shopping First Choice Haircutters, Royal Retailers: ~ 9am - 8pm
Grimsby Plaza Restaurant: 10:30am -12am
LePage
Kingsway Family Dentistry,
Mini Retreat Childcare,
5041 King Street, 1650 m?2 Shopping Chestnut Preschool, Coin Retailers: ~ 8am - 5:30 pm
Beamsville Plaza Laundry, WTF Burger Co., Restaurant: 11:30am - 8pm
Gigi’'s Pizza, Fibre Art Shop,
Lincoln Chiropractic Centre
Notes:
1. 21 Elm Street, no parking was observed during all 4 surveyed dates. Provides a parking supply of 5 spaces (2.0 / 100 m? of GFA)
2. Gross Floor Area (GFA) for 13 Mountain Street, 19 EIm Street and 21 EIm Street provided by Castlepoint Numa.
3. 36 Main Street E and 5041 King Street commercial GFA calculated based on Googe Earth approximate area.
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The proposed retail uses are expected to operate similarly to the existing retail on the site today, with hours of
operation during the daytime and limited to no operations in the evening. The anticipated hours of operation for
the proposed retail site most closely align with those of 13 Mountain Street, 19 EIm Street and 21 Elm Street, as
outlined in Table 5. Notably, some of the selected commercial proxy sites operate later than the proposed
development; the inclusion of these studies represents a conservative approach in the assessment of the parking
demand.

4.3.3.2 Review of Observed Commercial (Retail) Parking Demands

The following section reviews the commercial (retail) parking surveys completed at the proxy sites, to understand
the existing parking demand in order to inform an appropriate commercial (retail) parking rate for the proposed
development.

The parking demand is evaluated based on the observed parking occupancy during the survey periods
(weeknights and weekends), by comparing the number of occupied spaces to the proxy site’s total parking supply
and gross floor area (GFA). Additionally, the survey data was broken down further into two components: the peak
observed demand over the full survey period and the peak observed demand specifically during the evening
period (6:00pm to 10:00pm).

The commercial parking demands observed at the proxy sites surveyed are summarized in Table 6. Detailed
parking demand counts are attached in Appendix F.

The observed commercial parking demand occupancy (occupied spaces relative to total parking supply) across
the surveyed sites ranged from 18% to 85% throughout the study period; indicating that no site reached full parking
utilization at any time. During the evening periods (6:00pm to 10:00pm), parking demand was generally lower
across all the sites, with observed peak occupancy ranging from 0% to 56%, further demonstrating that the parking
supply exceeds demand during the evening period.

The peak observed parking demand rate was calculated by the approximate GFA of each site, with the rate
expressed per 100 m2 GFA. For context, the Grimsby Zoning By-law 14-45 requires a retail rate of 1 space / 28
m? of GFA, this is equivalent to approximately 3.6 spaces / 100 m2 of GFA. Based on the surveys, the peak and
95t percentile observed parking demand rates during the all-day study were 2.88 spaces / 100 m?2 of GFA and
2.69 spaces / 100 m2 of GFA, respectively. These results demonstrate that the observed parking demand is well
below the zoning by-law requirement. Application of the Zoning By-law 14-45 retail parking rate to the proposed
site would likely result in an oversupply of parking, as none of the surveyed sites experienced parking demand
meeting the zoning by-law rate or their total lot capacity.

The proposed commercial parking rate of 3.0 / 100 m? of GFA is consistent with and exceeds the peak observed
demand at the proxy sites. It should also be noted that some sites (e.g. 36 Main Street and 5041 King Street)
include restaurant uses, which contribute to a higher peak parking demand. As proposed commercial space will
consist of small individual retailers, the parking demand is expected to be more consistent with the lower demand
observed at the comparable stand-alone retail sites.
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Table 6 Commercial Proxy Sites — Parking Demand Survey

Study Parking Peak Observed Parking Demand Evening Peak Observed Parking Demand'
Location Supply Survey Date
(GFA)! (Rate) ‘ Spaces l Occupancy? Rate® Spaces Occupancy? Rate?
Fri., Feb. 06, 2026 4 spaces 25% 0.87 4 spaces 25% 0.87
13 Mountain ) .
Street, 16 spaces Sat., Feb. 07, 2026 4 spaces 25% 0.87 2 spaces 13% 0.44
H 2
Grimsby (3.57100m) | i Feb. 13, 2026 3 spaces 19% 0.66 3 spaces 19% 0.66
(458 m?)
Sat., Feb. 14, 2026 6 spaces 38% 1.31 3 spaces 19% 0.66
Fri., Feb. 06, 2026 3 spaces 50% 0.74 3 spaces 50% 0.74
19 Elm Street, Sat., Feb. 07, 2026 2 spaces 33% 0.49 2 spaces 33% 0.00
. 6 spaces
Grimsby 3.5/ 100
(406 m2) (3 ) Fri., Feb. 13, 2026 2 spaces 33% 0.49 2 spaces 33% 0.49
Sat., Feb. 14, 2026 4 spaces 67% 0.99 0 spaces 0% 0.00
Fri., Feb. 06, 2026 14 spaces 52% 1.75 13 spaces 48% 1.63
36 Ma_in Street 27 spaces Sat., Feb. 07, 2026 23 spaces 85% 2.88 5 spaces 19% 0.63
E, Grimsby 3.6/ 100 m?
(800 m?) (3. ™) | Fri., Feb. 13, 2026 15 spaces 56% 1.88 15 spaces 56% 1.88
Sat., Feb. 14, 2026 21 spaces 78% 2.63 9 spaces 33% 1.13
Fri., Feb. 06, 2026 28 spaces 45% 1.70 18 spaces 29% 1.09
5041 King
Street, 53 spaces Sat., Feb. 07, 2026 13 spaces 21% 0.79 7 spaces 11% 0.42
i 2
Beamsville (3.2/100 n7’) Fri., Feb. 13, 2026 24 spaces 39% 1.45 10 spaces 16% 0.61
(1650 m?)
Sat., Feb. 14, 2026 11 spaces 18% 0.67 10 spaces 16% 0.61
Average 43% 1.26 24% 0.74
Overall 95" Percentile 80% 2.69 51% 1.69
Maximum 85% 2.88 56% 1.88
Notes:
1. Parking demand observed between 6:00 pm and 10:00 pm are considered the “Evening Peak”.
2. Peak observed parking demand occupancy, expressed as the percentage of occupied spaces relative to the total parking supply.
3. Peak observed parking demand rate per 100 m? Gross Floor Area (GFA).
4. 21 Elm Street, no parking was observed during all 4 surveyed dates. Provides a parking supply of 5 spaces (2.0 / 100 m? of GFA)
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Exhibit 2 compares the proposed commercial rate of 3.0 / 100 m?2 of GFA with the busiest weekday and weekend
survey periods, demonstrating the proposed rate exceeds the observed parking demand across all periods.

It is proposed to provide a commercial (retail) parking rate of 3.0 / 100 m2 of GFA, which equates to 9 commercial
parking spaces to be utilized during commercial peak periods. The development program proposes 30 non-
residential parking spaces to be shared between the residential visitors and retail uses of the site.

Friday February 6, 2026

3.50

3.00 - e oo
NE 2.50 )
8 13 Mountain
= 2.00 19 Mountain
8 150 36 Main
% 1.00 e 5140 King

e «» == Proposed Rate
0.50
0.00
16:00 17:00 18:00 19:00 20:00 21:00 22:00
Saturday February 14, 2026

3.50

3.00 g g .
& 2.50
S 13 Mountain
3
- 2.00 19 Mountain
g 1.50 36 Main
& 1.00 5140 King

e e» =» Proposed Rate
0.50 /——\
0.00

10:00 11:00 12:00 13:00 14:00 15:00 16:00 17:00 18:00 19:00 20:00 21:00 22:00

Exhibit 2 Observed Commercial Parking Demand (Weekday and Weekend)

4.3.3.3 Time-of-Day Sharing Considerations

As introduced in Section 6.5.1 of BA Group’s May 2025 Report, the Town of Grimsby considers time-of-day shared
parking provisions for sites within Mixed-Use Zones, permitting parking to be shared between uses to optimize
the parking supply while providing sufficient parking for the uses provided on the property. Given that the site is
located within the Downtown Intensification area in the Town of Grimsby’s Official Plan and the fact that the
proposed development is comprised of mixed-uses following the redevelopment of the site, it is proposed to adopt
shared parking provisions between the residential visitor and commercial uses.
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Zoning by-law 14-45 permits a retail shared parking rate of 90% during the evening periods. However, it is our
opinion, based upon our review of the proxy survey results as well as the intended retail uses that the Zoning By-
law shared parking rate during the evening period will overstate the shared parking retail occupancy needs of the
site by some margin.

The commercial survey indicates a clear reduction in commercial parking utilization during the evening periods
(after 6:00 pm), as summarized in Table 6. The maximum observed parking demand during the survey periods
was 2.88 spaces per 100 m? of GFA, while the maximum observed parking during the evening period was only
1.88 spaces per 100 m? of GFA. This represents approximately 65% of the peak demand, indicating that
commercial parking activity during the evening periods is substantially lower than the observed daytime peaks.

Applying the observed peak evening demand rate of 1.88 spaces per 100 m? of GFA to the site’s proposed retail
use of 279 m2 GFA, and including a 10% buffer for variability, results in an estimated evening parking demand of
6 parking spaces, or roughly 65% of the 9 proposed retail parking spaces. This aligns with the reduced commercial
activity observed and confirms that the proposed parking provision is sufficient for both daytime and evening
periods.

Application of the proposed commercial rate during the evening period is summarized below:

e 1.88 spaces/ 100 m? of GFA (observed demands)
e 10% buffer to account for variations in demand

5 spaces

1 space

e Recommended retail evening parking supply 6 spaces (65% of total retail supply)

4.3.3.4 Proposed Alternative Time-of-Day Shared Parking Provisions

It is proposed to adopt an alternative time-of-day shared parking provision for the retail components on site as
indicated in Table 7.

The hours of operation for the uses proposed on the site would be similar to the retail on the site today having
hours of operation typically peaking during the daytime and tapering off in the evenings. As such, the parking
demands on the evening would be less than the 90% parking allocation during the evening that is outlined in the
By-law, therefore allowing for additional parking within the garage to be used by residential visitors. This is further
supported by two of the surveyed sites, 36 Main Street and 5041 King Street which both include restaurant uses
that typically generate higher levels of evening activity. Despite this, the observed evening occupancy at this
location remained below the 90% evening parking allocation outlined in the By-law.

Table 7 Proposed Alternative Time-of-Day Shared Parking Provisions

AM PM EVE
(1:00 am — 12:00 pm) | (1:00 pm — 5:00 pm) | (6:00 pm — 12:00 am)
Apartment Building 80% 80% 100%
Apartment Building — 0% 35% 100%
visitor parking
Retail Store 40% 100% 65%
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Application of the proposed commercial rate of 3.0 / 100 m2 of GFA and the reduced retail shared parking rate to
the proposed retail uses of the site are as follows:

e  Morning — 40% 1.43 spaces / 100 m2 of GFA (4 spaces) — consistent with By-law
e Afternoon — 100% 3.0 spaces / 100 m? of GFA (9 spaces) — consistent with By-law
e Evening — 65% 2.51 spaces / 100 m? of GFA (6 spaces) — consistent with counts

Exhibit 3 compares the proposed commercial parking rate of 3.0 / 100 m2 of GFA with sharing rules applied to
the busiest weekday and weekend survey period demonstrating the proposed rate and sharing provisions
exceeds the observed parking demand across all periods. This analysis illustrates that, even with a reduced
shared evening parking provision, the resulting parking supply at the site would remain well above the peak
demands observed at all five (5) proxy sites; confirming that the proposed commercial parking strategy is
appropriate.

Friday February 6, 2026

3.50
3.00 >0
- Sso -~ 2.51

w 2.50 S S S S, 13 Mountain
8 2.00 19 Mountain
% 1.50 36 Main
§ 1.00 e 5140 King
? 0.50 e «» == Proposed Rate

0.00

16:00 17:00 18:00 19:00 20:00 21:00 22:00
Saturday February 14, 2026
3.50
3,00 3.00
) - - - - - - - - -
S 2.51

NE 2.50 13 Mountain
8 200 19 Mountain
% 1.50 36 Main
g  1.00 5140 King
w

e «» == Proposed Rate

0.50 /—\

0.00
10:00 11:00 12:00 13:00 14:00 15:00 16:00 17:00 18:00 19:00 20:00 21:00 22:00

Exhibit 3 Proposed Commercial Rate (with Sharing) vs Observed Demand
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4.3.4 Adequacy of Shared Non-Residential Parking Supply during Weekend Periods

The development proposes 30 non-residential parking spaces to be shared between the residential visitors and
retail uses of the site. The proposed parking standard considers a visitor parking supply rate of 0.16 spaces per
unit or 24 parking spaces to be utilized by visitors during peak demand periods that is consistent with the Zoning
By-law provisions. In addition, the proposed parking standard considers a commercial parking supply rate of 3.0
/ 100 m? of GFA or 9 parking spaces to be utilized by retail users during peak demand periods. Additionally, the
proposal incorporates the time-of-day shared parking provisions outlined in Table 7, which notably includes a
retail parking allocation rate of 65% in the evening.

To validate the adequacy of the proposed non-residential parking strategy, a parking profile was created to
visualize anticipated weekend activity on the proposed site. We have selected a representative residential visitor
and retail pattern, to ensure the proposed parking supply will meet the demands of the site, particularly in the
evening period. Utilizing the observed occupancy rates of the visitor parking profile captured at 10 Winward Drive
and commercial parking profile captured at 36 Main Street on a weekend in February 2026, a shared parking
demand profile was created for the proposed development. Exhibit 4 illustrates the anticipated activity on the site
based on this created profile.

As seen in Exhibit 4, the anticipated parking demand never exceeds the proposed total shared parking supply of
30 spaces. As such the proposed shared parking strategy will meet the needs of the site during the weekend time
periods in addition to the weekday time periods.
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Exhibit 4 Site Anticipated Shared Parking Activity
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4.4 Proposed Parking Standards

It is proposed to adopt a reduced parking standard for the site development which would be sufficient to support
the residential and non-residential uses proposed on site. A summary of the allocation of the proposed residential
and non-residential parking supply is provided in Table 8 and Table 9, respectively.

The proposed reduced parking standard includes:

e A reduction in the residential parking supply to an overall blended residential parking supply ratio of
0.97 spaces per unit (from 1.25 spaces per unit) is proposed, comprising of 1.0 spaces per unit for
market rental units and 0.7 spaces per unit for affordable rental units.

e A reduction in the residential visitor parking supply to 0.16 spaces per unit (from 0.25 spaces per
unit).

e Areduction in the retail parking rate to 3 spaces per 100 m? of GFA (from 1 space per 28 m2 of GFA).

e An adoption of alternative time-of-day shared parking provisions for retail uses.

e Cash-in-lieu of parking contribution for the non-residential parking spaces of up to 25 spaces.

The proposed parking standards result in a requirement of 146 resident parking spaces and 7 non-residential
parking spaces to be provided on-site, along with up to 25 cash-in-lieu parking spaces and 3 parking spaces
accommodated through previously approved parking exceptions and parking certificates.

Table 8 Proposed Residential Parking Ratio

Parking . Effective Parking .
. . Units/GFA Parking Suppl
Provision Rate g supply
Residential Parking Standard
Market Rental 135 units 1.0 sps / units 135 spaces
On-Site Parking 0.97 sps/
. . 146 spaces
Provisions unit
Affordable Rental 15 units (10%) 0.70 sps / unit 11 spaces
Total Residential Parking 146 spaces 2
Notes:
1. Site statistics are based upon site plans prepared by Studio JCI, dated March 19, 2026
2. Proposed residential parking supply excludes 6 tandem parking spaces.
3. Vehicular parking calculations resulting in a fraction have been rounded up to the nearest whole number in accordance with the

requirements outlined in Section 5.2 of the Town of Grimsby Zoning By-law 14-45.
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Table 9

Proposed Non-Residential Parking Ratio

‘ Time-of-Day Shared Parking Provisions ©

Parking Units/ Parking Parking
Provision GFA Rate Befqre Morning Afternoon Evening Supply
Sharing
Non-Residential Parking Standard

Residential . 0.16 sps / 0 spaces 8 spaces 24 spaces
Shared Visitor 150 units unit 24 spaces (0%) (35%) (100%)
Parking 30 spaces
Provision . 2 3sps/ 4 spaces 9 spaces 6 spaces

Retail Uses 279 m 100 m? 9 spaces (40%) (100%) (65%) (shared)
Non-Resident Parking Standard Requirement 33 spaces | 4 spaces 17 spaces | 30 spaces

Provided Non-Residential Parking Supply

On-Site Non-Residential —
Parking Shared between Residential Visitors 7 spaces ’
Provisions and Retail Uses

Exception 115 of Zoning By-law 14-45 3 -- 2 spaces
Off-Site
Parking 21 EIm Street Parking Certificate * 1 space
Provisions

Cash-in-lieu ® 20 spaces
Total Commercial Parking 30 spaces

Notes:

1. Site statistics are based upon site plans prepared by Studio JCI, dated March 19, 2026.

2. Vehicular parking calculations resulting in a fraction have been rounded up to the nearest whole number in accordance with the
requirements outlined in Section 5.2 of the Town of Grimsby Zoning By-law 14-45.

3. Town of Grimsby Zoning By-law 14-45 Exception 115 (By-law # 95-105) allows the reduction of 2 parking spaces where a road
widening has been dedicated for 19 EIm Street.

4. A parking certificate has been obtained for 21 EIm Street permitting payment-in-lieu of one parking space. This payment has been
made and the certificate enacted (File No: 5007-221).

5. Town of Grimsby Zoning By-law 14-45 Exception 377 (OLT-22-003541) permits the use of cash-in-lieu for up to a maximum of 15
spaces for any deficiency from the parking requirement. Updated development program proposes to increase the permitted cash-in-
lieu allotment to up to a maximum of 25 spaces.

6. Shared parking provisions between visitor and retail uses are based on Zoning By-law requirements and have been adjusted
according to time-of-day sharing as outlined in the by-law. Further details are provided in Section 4.3 of this letter.

7. The on-site provided non-residential parking supply (7 spaces) has been calculated by subtracting the permitted off-site parking
provisions (23 spaces) from the proposed commercial supply (30 spaces).

441 Cash-in-Lieu of Parking Provisions

As part of a previous application, an Official Plan and Zoning By-law Amendment was approved through a
settlement with the Town of Grimsby at the Ontario Land Tribunal (OLT) in December 2023, with the final order
issued by the OLT in February 2024. As part of this approval, Town of Grimsby Zoning By-law 14-45 Exception
377 (OLT-22-003541) permits the use of cash-in-lieu for up to a maximum of 12 spaces.

The development program proposes an increase in the permitted cash-in-lieu allotment to up to a maximum of 25
spaces, to be paid to the Town of Grimsby as part of the Town’s cash-in-lieu of parking program currently under
consideration. This increased contribution would support municipal parking initiatives, such as the enhancement
or development of public parking facilities within the downtown Grimsby core. Currently, the development program
will provide the equivalent of 20 parking spaces as cash-in-lieu to meet the needs of the site.
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5.0 BICYCLE PARKING CONSIDERATIONS

51 Bicycle Parking Requirements

The Town of Grimsby Zoning By-law 14-45 bicycle parking standards have been applied to the updated site
statistics and are summarized in Table 10.

Table 10 Zoning By-law 14-45 Bicycle Parking Requirements

- . Bi le Parkin R ired Bi |
Building Use Units / GFA cycle t'a 9 el gy
Standard Spaces
Apartment Building 150 units 0.3 spaces per unit 45 spaces
o . .
Commercial (Retail) 279 m? GFA 7% of the reql_,ured vehicle 1 space
parking
Total Bicycle Parking Requirements 46 spaces
Notes:
1. Site statistics are based upon site plans prepared by Studio JCI, dated March 19, 2026.

Application of the Town of Grimsby Zoning By-law 14-45 bicycle parking standards to the proposed development
results in a required provision of 46 bicycle parking spaces, including 45 spaces for residential tenant and visitor
uses and 1 space for non-residential uses.

5.2 Proposed Bicycle Parking Supply

The development proposal includes a total of 48 bicycle parking spaces, including 46 residential and 2 non-
residential bicycle parking spaces.

The proposed bicycle parking supply arrangements are generally consistent with the previous May 2025 proposal.
The proposed residential tenant and visitor-use bicycle spaces are located on the first level of the building, in a
secure bike room, and close to the main entrance with convenient elevator access. In addition, the proposed non-
residential bicycle spaces are located at-grade adjacent to the commercial entry at the south-east corner of the
site.

The proposed bicycle parking supply facilities and supporting access arrangements, based upon the above, are
appropriate and will adequately support the proposed non-residential development as planned.
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6.0 LOADING

6.1 Loading Zoning By-Law Requirements

Application of the loading requirements outlined in the Town of Grimsby Zoning By-law 14-45 to the updated
development statistics results in a requirement of one (1) loading space.

A summary of the minimum loading requirements for the proposed development is provided in Table 11.

Table 11  Zoning By-law 14-45 Loading Requirements

Proposed GFA Loading Space

Building Use

Range of GFA (m?)

(m?2) Requirement
Commercial (Retail) 279 m? 251 - 2,350 1 space
Total Loading Space Requirement 1 space
Notes:
1. Site statistics are based upon site plans prepared by Studio JCI, dated March 19, 2026.

6.2 Proposed Loading Supply

No changes to the proposed loading area have been made compared to the May 2025 development plans. The
plans continue to incorporate one (1) loading space located at-grade to accommodate the loading/unloading,
moving activity, delivery and refuse collection needs of the building.

Please refer to BA Group’s May 2025 report for more information on the proposed loading arrangements.

BA CONSULTING GROUP LTD.
MOVEMENT IN URBAN ENVIRONMENTS 27



7.0 UPDATE TO TRAFFIC VOLUMES & ANALYSIS

BA Group’s May 2025 report included projections of existing and future traffic volumes and traffic operations
analyses within the defined study area during weekday morning and afternoon peak hours.

71 Updated Travel Demand Forecasts

As part of BA Group’s May 2025 report, projected site-related traffic volumes were prepared based upon the
review of the ITE Trip Generation Manual (11th Edition) and mode share characteristics in the area. These site-
related traffic volume projections reflected the proposed development programme assumptions of 177 residential
units and 279 m? of retail area

As discussed earlier in this letter, there have been several changes to the development proposal made since the
previous submission, including reducing the number of residential units from 177 to 150 (a reduction of 27 units)
and the removal of the on-site community uses. These changes result in lower travel demand for the site when
compared to the May 2025 proposal. Notwithstanding that comments related to site trip generation can be
addressed as part of the Site Plan Approval stage of the project, as noted in the Region's comments, a comparison
of site-based residential trips with the old and new building statistics is provided in Table 12.

Table 12 Site Residential Trip Generation

AM Peak Hour

PM Peak Hour

Peak Hour Person Trip Rate

ITE 221 — Multifamily Housing (Mid-Rise) 0.1 0.37 0.48 0.31 0.22 0.53
(trips / unit)

Residential Person Trips (177 units) 20 65 85 55 40 95
Residential Person Trips (150 units) 15 55 70 45 35 80
Difference -5 -10 -15 -10 -5 -15

As summarized in the table above, the residential trip forecast for the site has been reduced by approximately 15
person trips during both peak hours.

7.2 Updated Traffic Operations

Existing traffic volumes and forecasted background traffic increases in the study area remain the same as those
detailed in the May 2025 report. Existing and future background traffic operations analyses therefore remain
unchanged. With the modest decrease in site travel demand summarized in Table 12, the future total traffic
operations analysis from the May 2025 report can be considered conservative, but is still general reflective of
anticipated operations following the buildout of the proposed development.

Please refer to the May 2025 report for a summary of existing, future background, and future total traffic
operations.
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8.0 RESPONSE TO TOWN COMMENTS

Transportation related comments were provided within letters and memorandum prepared by the Town and
Regional staff as follows:

e Town of Grimsby, Public Works (Transportation) — Letter dated October 29, 2025
e Niagara Region, Infrastructure Planning & Development Engineering — Letter dated August 22, 2025

The comments received from Town and Regional staff are addressed in the following section. The responses
have been organized by comment with a summary discussion provided in each case which refers, as appropriate,
to technical materials provided within this letter.

8.1 Town of Grimsby — Transportation Comments (October 29, 2025)

R.J. Burnside & Associates Limited (herein referred to as “Burnside”) was retained by the Town of Grimsby to
undertake a peer review of the May 2025 Report, below are the transportation related comments received from
Burnside on behalf of the Town of Grimsby.

1.0 TRANSPORTATION STUDY
Section 4.0 Area Transportation Context

Comment — 1
Table 2 and Figure 3 identify Balsam Lane as a local road. Balsam Lane is not a local road, but a public laneway.
Please update accordingly.

Response
Noted. Table 13 and Figure 1 have been updated to note Balsam Lane as a public laneway.

Further details regarding the site’s area transportation context are outlined in Section 4.0 of the previous submitted
BA Group report entitled 713 Mountain Street & 19-23 EIm Street Proposed Redevelopment — Transportation
Considerations Study dated, May 2025.
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Table 13 Summary of Area Street Network
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