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MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC 

Planning) has been retained by Losani Homes to seek approvals for 

a Zoning By-law Amendment, Draft Plan of Subdivision to permit the 

lands municipally known as 362 & 398 North Service Road, Grimsby 

(commonly referred to as the 5th Wheel Truckstop lands).  The 

property (referred to herein as the ósubject landsô) is located along 

the shoreline of Lake Ontario.  The subject lands are proposed to 

be developed as an active waterfront community with a 

substantial trail and open space system. The purpose of this 

Urban Design and Sustainability Brief is to illustrate how the 

proposed development has met the design objectives provided 

for the Winston Road Secondary Plan and has considered the 

West End Waterfront Trail Design Study and Master Plan.  

 

The subject lands are located in northern Grimsby and are 

planned for intensification. The lands are located northeast of 

the Queen Elizabeth Way (QEW) and Casablanca Boulevard 

Interchange and are proximate to the planned GO station 

mobility hub.  Additional residential uses are located  to the 

south and to the west.  The subject lands represent an 

opportunity to implement the Cityôs vision of a pedestrian trail 

loop from Hunter Street to the water treatment plant.  

 

THE POLICY FRAMEWORK  

The subject lands are located within the Winston Road 

Neighbourhood Secondary Plan, one of a few remaining 

undeveloped stretches of Lake Ontario waterfront between 

Toronto and Grimsby. The vision for the Winston Road 

Neighbourhood is a mixed vibrant use neighbourhood with a 

strong sense of place. It is intended to offer a full range of 

housing opportunities from low density residential through to 

mixed-use high density housing along with a broad range of 

employment opportunities along the QEW frontage. The 

Neighbourhood will be designed to be a walkable place, where 

housing, recreation, places of work, a waterfront trail and 

convenience commercial are all within walking distance.  

 

OUR APPROACH  

In response to this neighbourhood vision, MHBC, on behalf of 

Losani Homes, have prepared this Urban Design and 

Sustainability Brief to illustrate how the proposed development 

has responded to the design policy framework set out in the 

Cityôs Official Plan with a focus on the secondary plan policies.  

We look forward to discussing this Brief with you in further 

detail.  

Yours truly,  

MHBC 

 

 

Andrea Sinclair, MUDS, BES, MCIP, RPP 

Associate and Urban Designer 
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The overall vision for the redevelopment of the subject lands is to ensure a high quality, contemporary 

residential development designed as a positive addition to the waterfront. The following objectives have been 

identified for the purposes of achieving the vision for the redevelopment: 

 

CONTINUE THE WATERôS EDGE GREENSPACE: Inclusion of continuous publicly accessible green space 

along the waterôs edge to ensure protection of the natural features and to provide an uninterrupted green 

space from the Grimsby Water Treatment Plant through the site continuing west through the Winston Road 

Neighbourhood.  

 

PROMOTE WALKABILITY AND ACTIVE TRANSPORTATION THROUGH THE INCLUSION OF A 

CONTINUOUS TRAIL SYSTEM AND CONNECTED OPEN SPACE SYSTEM: Provision of outdoor amenity 

areas that are well connected the proposed continuous promenade for walking and cycling along the waterôs 

edge as set out in the Townôs West End Waterfront Trail Design Study and Master Plan.    

  

PRESERVE AND ENHANCE LAKE ONTARIO VIEW CORRIDORS: Establish ñView Corridorsò  through the 

site to the lake by incorporating linear parks and other elements that visually connect with the waterfront 

green space.  Strategically locate buildings to allow for direct views to the lake. The óView Corridorsô could 

include the creek channel, parkland, amenity areas and streets.  

 

DESIGN SPACES THAT ARE WELLï USED AND SAFE: Encourage a design that óachieves óeyes on open 

spaceô and óeyes on the streetô by orienting buildings to ófrontô green space or streets where appropriate.  

 

PROVIDE CONTEXT APPROPRIATE HEIGHT AND MASSING: Locate highest density buildings along 

North Service Road.  Provide a landmark building on the west edge of the site.  High rise buildings should 

step down towards the shoreline. Mixed use buildings to be located adjacent North Service Road at the 

Winston Road intersection as that location has prime visibility and access.  

2 VISION AND DESIGN OBJECTIVES 
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PROVIDE FOR A RANGE AND MIX OF HOUSING:  Ensure that the 

proposed development includes a range of housing types which will 

enhance the overall variety of the area.   

 

PROVIDE QUALITY PUBLIC AND PRIVATE AMENITY SPACES:   

The predominant amenity space will be the waterfront trail and 

associated open space.  Inclusion of high quality private amenity 

space is encouraged including ground level outdoor amenity and 

rooftop amenity areas.  

THE PROPOSED WATERFRONT TRAIL WILL ENHANCE GRIMSBYôS 

OVERALL TRAIL NETWORK 

BUILDING FORMS THAT TERRACE DOWN TOWARD THE LAKE ARE 

PROPOSED.  BUILDING HEIGHTS SHOULD TRANSITION WITH THE 

LOWEST HEIGHTS ALONG THE WATERFRONT.  

PROVIDE FOR A RANGE AND MIX OF HOUSING TO ENHANCE THE OVERALL 

VARIETY OF THE AREA.  
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CONCEPTUAL MASTERPLAN 
 

1295 residential units proposed within several residential and mixed use buildings.   A mix of 

residential unit types proposed including townhomes, back-to-back units and apartment 

units.    

 

Proposed building heights range from 2.5 storeys to 22 storeys in height with a range of 

heights in between.  

 

Proposed retail uses are directed to the ground floor of mixed use buildings which face North 

Service Road.  

 

The majority of parking is proposed to be located underground. Surface parking is proposed 

fronting onto North Service Road, primarily intended for visitor parking, employment parking 

and to serve the office and retail uses on site. Public parking will be provided off of Winston 

Road for convenient access to the Waterfront Trail and park space.  

 

Several amenity areas proposed including public parkland, private outdoor amenity areas, 

and indoor amenity areas.     

 

A well connected pedestrian walkways system is proposed which will connect with the 

Waterfront Trail and sidewalks along North Service Road.  Multiple pedestrian connections 

into the site are proposed.     

 

An internal road circulation network which allows for views through the site to the adjacent 

shoreline.    

 

 

3 
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The subject lands are located within the Winston Road 

Neighbourhood Secondary Plan, which is included as 

Chapter 11 of Official Plan. The subject lands are 

primarily designated Mixed Use High Density with an 

Employment Overlay that is applied to the south portion 

of the property (Schedule F).   An environmental 

protection designation is applied along the Waterfront 

(outside of the proposed development envelope).  

Schedule F-1 of the Official Plan illustrates trails and 

view corridors within the Secondary Plan area.   This 

Schedule identifies a trail along the full extent of the 

waterfront as well as a view corridor through the 

subject lands.  

 

The Mixed Use High Density designation permits a 

range of uses including apartments; townhouses 

integrated with apartments or mixed use buildings on 

the same site and retail and service commercial uses 

including restaurants as part of a mixed use building.    

 

The Mixed Use High Density designation is subject to a 

number of design policies related to view corridors; 

buildings and loading and parking.   The following is a 

summary of how these policies have been considered 

in the proposed development.  

4 DESIGN RESPONSE TO POLICIES IN THE GRIMSBY WINSTON ROAD SECONDARY PLAN  

OFFICIAL PLAN SCHEDULE óFô (EXCERPT) 
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POLICY:  Schedule F-1 conceptually identifies view corridors to 

Lake Ontario generally in the location of existing streams. The 

Town shall require development to maintain and protect these 

view corridors with an approximate width of 30 metres. These 

view corridors can be provided through a combination of the 

existing streams, the required top of bank setback to the 

streams, along with stormwater ponds, roads and parks located 

adjacent to the stream corridors.  

 

DESIGN RESPONSE:  Schedule F-1 shows one conceptual 

view corridor through the subject lands.  The proposed 

development maintains this view corridor and proposes to 

enhance the existing ditch like feature into a landscaped 

bioswale adjacent a meandering trailway (as shown on the below 

cross section).  In total the view corridor has a width of 

approximately 40 metres which far exceeds the 30 metre width 

contemplated in the Secondary Plan.  The corridor is comprised 

of the trail, sidewalks and the road.  In addition to this primary 

view corridor, two additional view corridors are proposed and are 

illustrated on the following page. 

 

POLICY:  Buildings above the third storey should step back from 

the street and from view corridors in order to enhance views.  

 

DESIGN RESPONSE:  All buildings are setback from the view 

corridor.  Proposed taller buildings have been designed with a 

series of setbacks, which result in a óstepping downô in height 

towards the water.    

VIEW CORRIDORS 
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