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1.0 Introduction 

1.1 Purpose 
The Port Hope Downtown Revitalization Strategic Plan was endorsed by Council in September 
of 2014. This Plan recommended that the Municipality prepare a Community Improvement Plan 
(CIP) for the Downtown that includes financial incentives to promote improvements to privately 
owned buildings/properties in the Downtown. 
 
The Municipality of Port Hope retained RCI Consulting to prepare a Community Improvement 
Needs Study for Downtown Port Hope. The Community Improvement Needs Study acts as a 
pre-cursor and foundation for the preparation of a comprehensive Community Improvement 
Plan (CIP) for Downtown Port Hope. Much of the content and analysis contained in this 
Community Improvement Needs Study should be incorporated directly into the Downtown 
Community Improvement Plan. The purpose of this Community Improvement Needs Study is 
to: 

a) Outline the policy and planning framework that supports and directs a Downtown CIP; 
b) Identify the key community improvement needs in Downtown Port Hope based on an 

analysis of existing land use, building conditions, business activity, heritage and  other 
characteristics in the area; 

c) Recommend a direction and next steps for the preparation of a Downtown CIP. 

1.2  Study Area 
The Study Area used for the CIP is the same study area used for the Downtown Design 
Development Plan and Downtown Revitalization Strategic Plan (see Figure 1). This area includes 
the Historical downtown business core along Walton Street and commercial and residential 
areas north to Barrett Street. To the south of Walton Street, the study area includes the north 
south commercial and residential areas along Pine, John, Queen, and Mill Streets, the Municipal 
Offices area and some large vacant and underutilized lands on former commercial sites as well 
as the railway corridors and lands south to Hayward Street. Running north south through the 
downtown, the Ganaraska River corridor is also included in the Study Area. 
 
The Study Area and properties adjacent to the Study Area were examined to determine current 
land uses, official plan designation, zoning, current building conditions, potential for future 
development, and potential for conversion of non-commercial uses to commercial uses. Based 
on this analysis, it was determined that the Study Area represents an appropriate preliminary 
Community Improvement Project Area for the Downtown Port Hope Community Improvement 
Plan, but some adjustments to Community Improvement Project Area may be appropriate at 
the time the Downtown CIP is prepared. 
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Figure 1 Study Area 

 
Source: Downtown Port Hope Design Development Plan, October 2013, page 6. 
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1.3 General Methodology 
A number of tasks were completed in order to provide a comprehensive foundation for the 
preparation of the CIP. This included: 

a) A review of relevant Provincial, County and Municipality planning and policy documents;  
b) A community improvement needs analysis including an assessment of the physical and 

economic characteristics in the area based on walking tours of the area; 
c) Input received from municipal staff at update meetings during preparation of the study; 

and, 
d) Input received from the public at a Public Meeting and Workshop held on June 15, 2016 

(attended by approximately 15 people). 
 

Using the vision and direction in the in the Downtown Design Development Plan and the 
Downtown Revitalization Strategic Plan as a guide, the results of the above-noted tasks were 
utilized to prepare the Community Improvement Needs Analysis and Directions for the 
Community Improvement Plan contained in this study. This study focuses primarily on 
community improvement needs for the private realm as community improvement of the public 
realm is adequately addressed and specified in the Downtown Design Development Plan and 
the Downtown Revitalization Strategic Plan. 

1.4 Report Content 
This study is divided into the following sections.  

 Section 2.0 provides a review of the policy, planning and other documents that are 
applicable to a Downtown CIP in Port Hope.  

 Section 3.0 contains the community improvement needs analysis including a summary 
assessment of land use, building conditions, heritage, business activity, and a summary of 
the input received at the Public Meeting and Workshop. 

 Section 4.0 concludes with general directions for the Downtown CIP in terms of the financial 
incentive programs and other initiatives to be included in the CIP.   
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2.0 Policy Review  

This section of the report reviews the key Provincial, County and Municipality policies that are 
relevant to the CIP. 

2.1 Provincial Policy Statement, 2014 
The Provincial Policy Statement (PPS) is issued under Section 3 of the Planning Act and provides 
direction on matters of provincial significance related to land use planning and development. 
Section 3 of the Planning Act ǊŜǉǳƛǊŜǎ ǘƘŀǘΣ άdecisions affecting planning matters shall be 
ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǇƻƭƛŎȅ ǎǘŀǘŜƳŜƴǘǎ ƛǎǎǳŜŘ ǳƴŘŜǊ ǘƘŜ !ŎǘέΦ   
 
The Province of Ontario released the latest version of the PPS on February 24, 2014 and the 
policies took effect on April 30, 2014. The vision for land use planning in Ontario in the PPS 
ǎǘŀǘŜǎ ǘƘŀǘ άǘƘŜ ƭƻƴƎ-term prosperity and social well-being of Ontarians depends on planning 
for strong sustainable communities for people of all ages, a clean and healthy environment, and 
ŀ ǎǘǊƻƴƎ ŎƻƳǇŜǘƛǘƛǾŜ ŜŎƻƴƻƳȅέΦ To this end, the PPS promotes: 

 Efficient development and land use patterns, appropriate mixes of different land use types, 
cost-effective development patterns and standards, environmentally sensitive development 
practices, accessible neighbourhoods, and available infrastructure and public facilities 
(Section 1.1.1); 

 Opportunities for intensification and redevelopment where this can be accommodated 
taking into account existing building stock or areas, including brownfield sites, and the 
availability of suitable existing or planned infrastructure and public service facilities required 
to accommodate projected need (Section 1.1.3.3); 

 An appropriate range of housing types and densities that accommodate current and future 
users, that efficiently use the land, services and facilities, and that support alternative 
transportation modes to the automobile, such as public transit (Section 1.4.3); 

 Healthy, active communities with streets, parks, public spaces and trails that are pedestrian 
and cyclist-friendly and contain a range of different recreation opportunities (Section 1.5.1); 

 Long-term prosperity through the maintenance and enhancement of downtown and 
mainstreets (Section 1.7.1c); 

 Encouraging a sense of place, by promoting well-designed built form and cultural planning, 
and by conserving features that help define character, including built heritage resources 
and cultural heritage landscapes (Section 1.7.1 d); 

 Sustainable tourism development (Section 1.7.1 g); and, 

 Conservation of significant built heritage and cultural heritage resources (Section 2.6.1). 
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2.2 Growth Plan for the Greater Golden Horseshoe, 2006 
¢ƘŜ DǊƻǿǘƘ tƭŀƴ ŦƻǊ ǘƘŜ DǊŜŀǘŜǊ DƻƭŘŜƴ IƻǊǎŜǎƘƻŜ όάDǊƻǿǘƘ tƭŀƴέ1), released in 2006, is the 
tǊƻǾƛƴŎŜ ƻŦ hƴǘŀǊƛƻΩǎ ƎǊƻǿǘƘ ǎǘǊŀǘŜƎȅ ŦƻǊ ǘƘŜ DǊŜŀǘŜǊ DƻƭŘŜƴ IƻǊǎŜshoe region, which was 
ŎƻƳǇƭŜǘŜŘ ǳƴŘŜǊ ǘƘŜ άtƭŀŎŜǎ ǘƻ DǊƻǿέ initiative, including the Places to Grow Act, 2005. 
bƻǊǘƘǳƳōŜǊƭŀƴŘ /ƻǳƴǘȅ ƛǎ ƛƴŎƭǳŘŜŘ ǿƛǘƘƛƴ ǘƘŜ DǊƻǿǘƘ tƭŀƴΩǎ coverage area. 
 
¢ƘŜ DǊƻǿǘƘ tƭŀƴ ƛǎ ƛŘŜƴǘƛŦƛŜŘ ŀǎ άŀ ŦǊŀƳŜǿƻǊƪ ŦƻǊ ƛƳǇƭŜƳŜƴǘƛƴƎ ǘƘŜ DƻǾŜǊƴƳŜƴǘ ƻŦ hƴǘŀǊƛƻΩǎ 
vision for building stronger, more prosperous communities by managing growth in the region to 
204мέΦ  ¢ƘŜ DǊƻǿǘƘ tƭŀƴ ǇǊƻǾƛŘŜǎ ŀƴ ƻǾŜǊŀƭƭ ƎǊƻǿǘƘ ǎǘǊŀǘŜƎȅ ŦƻǊ ǘƘŜ ǊŜƎƛƻƴ ǘƘŀǘ ŎƻƳǇƭŜƳŜƴǘǎ 
the PPS and is implemented primarily by municipal planning documents and other municipal 
tools.  The Growth Plan seeks to build vibrant and compact communities that protect and 
enhance natural resources, support a strong and competitive economy, and optimize the use of 
new and existing infrastructure.  
 
Downtown Port Hope is within the delineated ά.uilt-up Areaέ for Northumberland County in 
the Growth Plan which permits urban development.  The Growth Plan in respect to land within 
the Built-up Area boundary generally promotes: 

 Building compact, vibrant and complete communities and optimizing the use of existing and 
new infrastructure to support growth in a compact, efficient form (Section 1.2.2); 

 Directing a significant portion of new growth to the built-up areas of the community 
through intensification (Section 2.2.2.1 a)); 

 Reducing dependence on the automobile through the development of mixed use, transit 
supportive, pedestrian friendly urban environments (Section 2.2.2.1 d)); 

 Building complete communities with a diverse mix of land uses, a range and mix of 
employment and housing types, high quality public open spaces and easy access to local 
stores and services (Section 2.2.2.1 h)); 

 Land use patterns and urban design standards that facilitate energy efficiency (Section 
4.2.4.1 b)); 

 Cultural heritage conservation as built up areas are intensified (Section 4.2.4.1e). 
 
Section 2.2.3.1 of the Growth Plan requires that by the year 2015 and for each year thereafter, 
a minimum of 40 per cent of all residential development occurring annually within each upper 
and single tier municipality be within the built-up area. Section 2.2.3.6 of the Growth Plan 
requires all municipalities to develop and implement through their official plans and other 
supporting documents, a strategy and policies to phase in and achieve intensification and the 
intensification target. Therefore, a CIP for its Downtown can play an important role in helping 
the Municipality of Port Hope conform to the Growth Plan and achieve its intensification 
targets. 
 

                                                        
1 Growth Plan for the Greater Golden Horseshoe, 2006 Office Consolidation, June 2013 (www.placestogrow.ca) 
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2.3 Northumberland County Official Plan 
The Northumberland County Official Plan was adopted by Northumberland County Council on  
September 17, 2014. This plan provides direction and a policy framework for managing growth 
and land use decisions in Northumberland County to 2034, and guidance to the seven local 
municipalities in the County with regards to preparation of updated local Official Plans, Official 
Plan Amendments and zoning by-laws. 

2.3.1 Commercial Areas 

Section C1.2.2 of the County Official Plan contains objectives for Commercial Areas. Several of 
these objectives relate directly to the Downtown Port Hope Study Area. More specifically, the 
relevant Commercial Areas policies of the County Official Plan: 

 Encourage and promote development that combines commercial, residential and other land 
uses to facilitate the more efficient use of urban land and the establishment of a pedestrian 
environment;  

 Promote the efficient use of existing and planned infrastructure by creating the opportunity 
for various forms of commercial and residential intensification, where appropriate; 

 Encourage the continued revitalization of traditional and emerging main street areas which 
reflects their heritage significance and which promotes a mix of uses and attractions for 
retail, other community uses and activities, and tourism; and,  

 Encourage good urban design to improve the aesthetic quality of retail corridors in the 
County to ensure that they function as attractive destinations for shoppers from the County 
and the surrounding area. 

2.3.2 Downtown Areas 

Section 1.7 of the County Official Plan contains the following policy for Downtown Areas: 

The scale and location of new development in the downtown or main street areas identified 
in local Official Plans should maintain and/or enhance the existing character of these areas. 
This will be accomplished by encouraging: 

a)  The development of diverse, compatible land uses in close proximity to each other;  
b)  The maximum use of existing buildings to accommodate a wide range of compatible 

uses, with an emphasis on using upper level space for offices, residential uses and other 
uses;  

c)  The establishment and maintenance of a streetscape that is pedestrian oriented;  
d)  The preservation and enhancement of the cultural heritage resources that exist in these 

areas;  
e)  Partnerships and collaboration between local municipalities and service delivery groups 

such as Business Improvement Areas, Business Associations, Chambers of Commerce 
and/or municipal heritage committees; and,  

f)  The physical and aesthetic improvement of these areas through their designation as 
Community Improvement Plan areas. 
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Therefore, the County Official Plan supports and encourages the use of CIPs to promote the 
physical and aesthetic improvement of downtown areas. The CIP for Downtown Port Hope 
should be developed to support all of the above-noted objectives for Downtown Areas in the 
County Official Plan. 

2.3.3 Community Improvement  

Section F6 of the County Official Plan contains the Community Improvement policies. This 
section of the Plan states that Community Improvement Areas should be intended to achieve 
one or more of a number of objectives. Therefore, the Port Hope Downtown CIP should achieve 
several of these objectives, including: 

 Fostering redevelopment, reuse and/or maintenance of existing brownfield sites;  

 Enhancing retail and downtown commercial areas within the municipalities;  

 Encouraging the preservation and adaptive re-use of built heritage;  

 Promoting energy efficiency and sound environmental design; 

 Fostering economic growth within designated areas;  

 Promoting intensification in targeted areas; and, 

 Enhancing the visual characteristics of neighbourhoods. 
 

Finally, Policy F 6.2c) of the County Official Plan notes that County Council may make grants or 
loans to the council of a lower tier municipality for the purpose of carrying out a Community 
Improvement Plan that has come into effect, on such terms as to security and otherwise as the 
County Council considers appropriate.  

2.4 Port Hope Community Strategic Plan 2016-2018 
The Municipality of Port Hope Community Strategic Plan for 2016-2018 was developed by 
Council and staff working together with the community through a series of public meetings and 
working groups. The Plan contains a community vision, corporate mission, guiding principles, 
strategic priorities, objectives and actions. The vision for Port Hope is a vibrant municipality 
dedicated to sharing, preserving and enhancing its unique natural environment and rich 
cultural, architectural and agricultural heritage. 

Several of the guiding principles in the Community Strategic Plan, including accountability, 
collaboration, innovation, and sustainability would certainly apply to a CIP for the Downtown. 
Several of the strategic priorities in the Community Strategic Plan also apply to a CIP for the 
Downtown. These strategic priorities include: 

 To be financially responsible, accountable and sustainable; 

 To preserve and enhance our rich cultural heritage and natural environment; and, 

 To support a vibrant business sector, contributing to economic growth and prosperity. 
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2.5 Port Hope Economic Development Strategic Plan 
The Port Hope Economic Development Strategic Plan was completed in February of 2011 and 
updated in February of 2015. The Plan does not specifically reference the Downtown, but it 
does identify a number of general strengths and opportunities that apply to the Downtown. 
These include: 

 Small town charm and welcoming community; 

 Commitment to preserving built heritage; and, 

 Tourism development. 
 
The Economic Development Strategic Plan also identified a number of general demographic and 
economic trends that will impact land use and development in the Downtown. These include: 

 An aging population; 

 Youth retention; 

 Growth of creative economy occupations; and, 

 Fast growth in self-employment and small business. 

2.6 Port Hope Official Plan 
An Official Plan (OP) sets out a long range blueprint for land use in a municipality and generally 
guides long-term physical development of lands within the municipality. Port Hope Municipal 
Council adopted Official Plan Amendment (OPA) No. 7 on November 25, 2014 to update its 
Official Plan as per Section 26 of the Planning Act. While OPA No. 7 was appealed to the Ontario 
Municipal Board (OMB), on September 6, 2016, the OMB issued an Order for Partial Approval of 
OPA No. 7, including the OP policies referenced below.  
 
The new OP contains a number of policies that are relevant to preparation of a CIP for 
Downtown Port Hope, with the most relevant of these policies being the community 
improvement policies. Other key policies include those on growth management and those on 
land use in the central commercial area. Section A2 of the OP notes that using the OP as a 
guide, Council may adopt more detailed planning documents such as secondary plans and 
community improvement plans to manage and direct development in specific areas of the 
Municipality of Port Hope. The key policies in the Official Plan that are relevant to preparation 
of the Downtown CIP are summarized below. 

2.6.1 Growth Management 

Section B4 of the OP notes that key cultural heritage resources such as Heritage Conservation 
Districts shall be actively conserved and enhanced through a strategy that limits the type and 
extent of development within and adjacent to them. Where appropriate, future growth shall be 
consistent with the historic context, in terms of scale and architectural design. 
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Section B9 of the OP includes a goal and objectives that encourage the provision of affordable 
housing and secondary residential units as a way to achieve housing affordability, compact 
development and intensification 
 
Section B11 of the OP includes the goal of ensuring strong linkages between the waterfront and 
the existing commercial core. Objectives related to this goal include: 

 To develop more detailed and comprehensive land use policies and design guidelines. Such 
physical guidelines should have regard to the scale, materials and general character of the 
ǎƛǘŜΩǎ Ƙƛǎtorical presence; 

 To strengthen the connections to downtown; 

 To be cognizant of outcomes of the Downtown Revitalization Project and its outcomes to be 
connected and or compatible with the overall plans; and, 

 To have regard to the heritage landscape of the harbour in the development of land policies 
and design guidelines. 

 
Implementation of the Growth Management Strategy is further directed by Section B12 of the 
OP. Relevant policies in this section of the OP include: 

 Delineation of the Central Commercial Area (which includes the Study Area) as a Major 
Intensification Area (excluding Heritage Conservation Districts) (B12.4.1); 

 Permitting  limited intensification in the Heritage Conservation Districts subject to the 
policies contained within the Heritage Conservation Plans (12.4c));  

 Within all Major Intensification Areas, Council may determine the following development 
incentives, particularly regarding proposals for mixed-use development: 
a) additional density and height permissions in conjunction with re-development 

proposals; 
b) reductions to parking requirements if appropriate to the development; 
c) reduction to Development Charges; 
d) minimum 3-storey building height for intersections of arterial or collector roads 

(B12.4.1); 

 The most culturally and economically significant areas of the Municipality are designated as 
Heritage Conservation Districts ƻƴ {ŎƘŜŘǳƭŜ ά!-мέ ƻŦ the OP and are subject to Heritage 
Conservation District Guidelines (within the Study Area, this includes the  Walton Street 
Heritage Conservation District and the John, Ontario and Queen Street Heritage 
Conservation District) (B12.6); and, 

 Development within the Municipal Waterfront Area ŀǎ ƛŘŜƴǘƛŦƛŜŘ ƻƴ {ŎƘŜŘǳƭŜ ά!-мέ ƻŦ the 
OP is subject to the Consolidated Waterfront Master Plan (B12.7). 

2.6.2 Land Use  

Section D of the OP governs land use. Schedule C1 of the OP shows land use for the Urban Area, 
including the Study Area. Much of the Study Area is covered by the Central Commercial 
designation, including the Heritage Conservation Districts. The Central Commercial area is 
designated as a separate commercial category to identify the business district of the 
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Municipality as a unique historic centre to be maintained and enhanced in a manner consistent 
with the functional and architectural qualities exhibited today (D3.1.1). 
 
Permitted uses include retail, service, and office establishments that serve the needs of the 
Municipality and surrounding area and tourist-related activity. The Central Commercial area 
shall also contain, where possible, a mix of commercial and residential uses with the main focus 
of commercial use at-grade. Recognizing the benefit of and opportunity for housing in the 
Central Commercial area, Council may pass by-laws to allow residential only buildings provided 
that the residential uses shall not interfere with or impair the linear pedestrian commercial 
activities at-grade (D3.1.2). Furthermore, it is also anticipated that areas within the established 
core area, peripheral to the main shopping streets, will be encouraged and permitted to 
provide for residential units only (D3.1.3). Finally, Council shall continue to pursue means to 
improve upon access and parking for the area, and shall pursue the development of urban 
design guidelines for this area which shall contribute to the heritage landscape (D3.1.3). 

2.6.3 Community Improvement  

The Community Improvement Plan policies are contained in Section E2 of the OP (See Appendix 
A). The purpose of community improvement plans (CIPs) is revitalizing existing neighbourhoods, 
hamlets, corridors or any identified area in decline or in transition from one land use to another, 
such as brownfield sites, and for the purpose of economic development. 
 
Section E2 sets out a number of goals and objectives for community improvement.  Virtually all 
of these goals and objectives apply to Downtown Port Hope. Most relevant to the Downtown 
CIP are the goals and objectives that relate to: 

 Facilitating the redevelopment, intensification, construction, reconstruction and 
rehabilitation of lands and buildings; 

 Implementing the goals of the Consolidated Waterfront Master Plan;  

 Promoting the remediation and redevelopment of brownfield sites;  

 Encouraging the improvement of the built environment through façade and streetscape 
enhancements; 

 Preserving heritage resources; and, 

 Facilitating the construction of a range of housing types including affordable housing. 
 
Section E2 notes that the entire municipality or part thereof may be designated a Community 
Improvement Area. Section E2 also establishes criteria for the designation of a Community 
Improvement Area. As they relate to designation of a Downtown Community Improvement 
Project Area, the applicable criteria include virtually all of the criteria specified in Section E2. 
 
Finally, Section E2 specifies the actions that the Municipality may take to implement a CIP. This 
generally includes the range of actions permitted under Section 28 of the Planning Act, 
including the provision of grants and loans to the owners of land and their assignees, municipal 
acquisition of land and/or buildings, enforcement of property standards by-laws, advising 
property owners with respect to grant and loan programs, and supporting historic preservation 
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of significant buildings and heritage conservation districts through application of the Ontario 
Heritage Act. 
 
In summary, the Community Improvement policies in the OP provide a good foundation for 
preparation of a CIP for Downtown Port Hope. 

2.7 Port Hope Comprehensive Zoning By-Law 
Zoning By-Law 20/2010 was approved in February of 2011. With the exception of a few 
properties zoned for Residential Use and properties zoned for Open Space (OS), Environmental 
Protection (EP) and Transportation (T), most of the Study Area is zoned Downtown Commercial 
(COM3). As noted in Table 7.1 of the Zoning By-Law, the COM3 zone permits a wide range of 
commercial uses. The maximum height in the COM3 Zone is 14.0m and the minimum building 
height is 7.5m.  

2.8 Port Hope Consolidated Waterfront Master Plan 
The Consolidated Waterfront Master Plan was prepared in 2009. It reviews previous waterfront 
master planning studies and presents a consolidated plan for the Waterfront. While the focus 
of the Plan is obviously the Waterfront, the Plan also recommends a numbers of initiatives to 
better connect the Waterfront and the Downtown. These include: 

 Improvements on Mill, Queen and John Streets including the addition of street trees and 
street furnishings and eventual replacement of sidewalks with consistent and unique paving 
materials to create a strong visual link between the Downtown and Waterfront; and, 

 ! άDǊŜŜƴ wƛōōƻƴέ ǇŀǘƘǿŀȅ ǎȅǎǘŜƳ ƻƴ ŜŀŎƘ ǎƛŘŜ ƻŦ ǘƘŜ DŀƴŀǊŀǎƪŀ wƛǾŜǊ ōŜǘǘŜǊ ŎƻƴƴŜŎǘƛƴƎ 
the Waterfront and River to the Downtown with a green beautified edge. 

2.9 Port Hope Downtown Revitalization Project 
The main goal of this project, launched in June of 2012, is to maintain a vibrant Downtown 
/ƻƳƳŜǊŎƛŀƭ ŘƛǎǘǊƛŎǘ ǘƘŀǘ ǊŜŦƭŜŎǘǎ tƻǊǘ IƻǇŜΩǎ Ŏǳƭtural heritage landscape and distinctiveness 
through Community efforts and partnerships. The project was funded through the Provincial 
Communities in Transition and Eastern Ontario Development Program. 
 
The Downtown Revitalization Project was prepared following the Ontario Ministry of 
Agriculture, Food and Rural Affairs (OMAFRA) four point approach to downtown revitalization. 
The four point approach includes: Economic Development; Marketing and Promotions; 
Leadership and Management; and Physical Design Enhancements.  
 
With oversight from the Downtown Revitalization Management Committee the project was 
community-driven with local businesses, building owners, community organizations, and 
residents directly involved. Key partners included the Municipality, the Heritage Business 
Improvement Area, Chamber of Commerce, and Architectural Conservancy of Ontario Port 
Hope Branch (ACO). A Downtown Revitalization Project Coordinator guided the initiative and 
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implemented direction of the Downtown Revitalization Management Committee (DRMC). The 
Committee, comprised of nine members, appointed by Council, representing a broad cross-
section of the community, met every second Friday of each month of the project. 

2.10 Port Hope Downtown Design Development Plan 
The Downtown Design Development Plan was endorsed by Council in November 2013 as part 
ƻŦ ǘƘŜ aǳƴƛŎƛǇŀƭƛǘȅΩǎ 5ƻǿƴǘƻǿƴ wŜǾƛǘŀƭƛȊŀǘƛƻƴ tǊƻƧŜŎǘΦ This Plan is a major element of the 
Downtown Port Hope Revitalization Strategy. The Downtown Design Development Plan 
addresses physical design enhancement and acts as a guide to physical development of both 
the private and public realms in the Downtown. The purpose of the Downtown Design 
Development Plan is to provide design recommendations that will guide the Municipality, 
private developers, institutions, citizens and business & property owners as opportunity for 
improvements arise. It can be used as a design guide during discussions with private realm 
development or installations of the Municipality streetscape improvements.  The Downtown 
Design Development Plan was prepared by design professionals2 in consultation and 
cooperation with the Downtown Revitalization Management Committee, Downtown 
stakeholders and the public.  

2.10.1  Existing Conditions 

The analysis of existing conditions in the Downtown Study Area contained in the Downtown 
Design Development Plan identified a number of key deficiencies as well as opportunities. 
These include: 

 A number of entry nodes into the historic Downtown (north, west, east and south) lack 
identity and direction for visitors. There are opportunities at the entry nodes for gateway 
elements such as signage, landscaping, and lighting; 

 Opportunities to extend downtown commercial uses and revitalize existing commercial uses 
in transition areas such as westward along Walton Street, southward along John Street, and 
along Mill Street north and south of Walton Street; 

 A significant number of vacant and underutilized buildings and lots in the southern portion 
of the Study Area provide considerable opportunities for residential, commercial and mixed 
use intensification in this area;  

 The need for repair of some commercial and mixed use buildings along the main streets 
(Walton, John, Queen and Ontario Streets) ; and, 

 Opportunity to transform Lent Lane into unique feature that connects the Downtown and 
Waterfront. 

  

                                                        
2 Basterfield & Associates with C. Talbot & Associates, October 2013. 
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2.10.2  Community Engagement  

An extensive community engagement process resulted in the Design Development Plan. This 
consultation included stakeholder interviews, two community consultation forums, a public 
workshop, and a public open house. The Downtown Revitalization Management Committee 
provided input through the entire process. 

2.10.3  Guiding Principles  

Approximately a dozen guiding principles were established for the Design Development Plan. 
The guiding principles most relevant to improvement of the private realm in the Downtown are 
listed below:    

 Develop a planning strategy for vacant and underutilized lands and be ready for new 
investment and development; 

 Guide future changes to the Downtown in a direction suitable to the community; and, 

 Look for opportunities to expand the wealth of the downtown through commercial and 
residential intensification. 

2.10.4  Key Private Realm Improvements  

The Design Development Plan then goes on to identify a number of key private realm 
improvements in various areas throughout the Downtown. These include: 

 Live/work residential intensification; 

 Residential infill with commercial at grade; 

 Consolidate and rationalize private parking areas and include landscape treatments; 

 Rear lane/parking area facade enhancements; 

 Residential and commercial intensification on vacant and underutilized lots, including large 
sites; 

 New commercial infill; 

 Adaptive reuse and repurposing of existing buildings; 

 Incentives for conversion of second and third floors to residential, including studio 
apartments; and, 

 Ensure historically appropriate architecture for improvements to existing buildings and new 
buildings. 

 
The Design Development Plan is intended to be conceptual and flexible, i.e., it will be further 
detailed and refined as it is implemented. 
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2.11 Port Hope Downtown Revitalization Strategic Plan 
The Downtown Revitalization Strategic Plan was endorsed by Council in September 2014 and is 
intended to be implemented over time as resources permit. The Vision for Downtown Port 
IƻǇŜ ŎƻƴǘŀƛƴŜŘ ƛƴ ǘƘƛǎ tƭŀƴ ƛǎ άan authentic Cultural Heritage Landscape, rooted in a small town 
atmosphere, offering innovation, sustainability, and prospering economic opportunities.έ 
 
As part of the Downtown Revitalization Strategic Plan, the Municipality conducted a Downtown 
Commercial Retail Survey in 2013. The top five actions businesses believe should be a priority 
for the downtown core were identified as:  

1. Joint marketing and promotion of the downtown; 
2. Hours of operation to be resolved; 
3. Financial assistance, access to funds/capital for building upgrades 2nd/3rd floors  
4. Bring new businesses to the core; and,  
5. Increase downtown activities and events. 
 
Top priorities 1 and 3 above should be directly addressed by the CIP. Furthermore, providing 
financial assistance for building upgrades and upper storey conversions will indirectly help to 
address top priorities 2, 4 and 5. 
 
The Municipality also conducted a Customer Origin Survey. This survey found that the new 
businesses shoppers most wanted to see in the Downtown are grocery stores, restaurants and 
clothing stores. These are uses that could be targeted by incentive programs contained in a CIP. 
 
The Downtown Revitalization Strategic Plan identifies a series of goals and recommended 
actions under each of the four approaches to downtown revitalization. The Plan also assigns a 
priority to each of the recommended actions as follows: short-term (1-2 years), medium term 
(2-5 years) and long-term (5-10 years). A number of these recommended actions relate to the 
undertaking of the proposed Downtown CIP. These are: 

 Improve the economic viability and maintain the appearance of privately owned properties 
through the implementation of a Community Improvement Plan (CIP) Incentives Program(s) 
and a Downtown Streetscape & Building Design Guidelines; 

 LƴŎƻǊǇƻǊŀǘŜ ǘƘŜ 5ƻǿƴǘƻǿƴ wŜǾƛǘŀƭƛȊŀǘƛƻƴ {ǘǊŀǘŜƎƛŎ tƭŀƴ ƛƴǘƻ ǘƘŜ aǳƴƛŎƛǇŀƭƛǘȅΩǎ 9ŎƻƴƻƳƛŎ 
Development Strategic Plan and/or Downtown Community Improvement Plan (CIP) making 
sure it compliments other related and future plans; 

 Ensure that the Downtown Revitalization initiatives and projects, and the progress and 
accomplishments associated with the projects are well communicated to all stakeholders, 
including municipal staff; 

 Communicate business opportunities to potential entrepreneurs and investors; 

 Strive to fill all commercial vacancies in the Downtown through targeted initiatives such as 
Business Start-Up Guidelines, programs and resources to assist with new or existing 
business plans and Business Resource guides profiling key contacts, services and processes; 

 Communicate to the business community that positive changes are happening; 
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 Create new Downtown business coaching and training initiatives;  

 Develop new Cooperative Downtown Marketing and Promotion activities; 

 Investigate the creation of local Development Investment Groups in support of Downtown 
Revitalization; and,  

 Encourage residential intensification by attracting developers who will introduce various 
forms of housing to meet market needs. 

 
In terms of the direction for the Downtown CIP, the Downtown Revitalization Strategic Plan 
recommends that the CIP provide a number of implementation measures such as the provision 
of grants, loans, planning application fee reductions, and other financial incentives to finance 
improvements to privately owned Downtown buildings and properties.  More specifically, the 
Downtown Revitalization Strategic Plan recommends that the Downtown CIP establish 
incentives and initiatives which promote the:  
a) Rehabilitation and maintenance of properties; 
b) Conversion of upper-floor commercial buildings into residential and/or commercial space; 
c) Visual improvement of properties, e.g., facades improvement; 
d) Infilling on vacant lands; and, 
e) Retention and restoration of historic structures.  

 
In summary, the preparation, adoption and approval of a Downtown CIP is clearly a major 
element in the implementation of the Downtown Revitalization Strategic Plan. 

2.12 Existing Municipal Incentive Programs 
The Municipality does not currently have a CIP in place for the Downtown, but there are 
currently two incentive programs available in Downtown Port Hope.  However, these incentive 
programs focus exclusively on heritage preservation and restoration. These incentive programs 
apply to all properties in the Downtown Heritage Conservation District and commercial 
properties designated under Part IV of the Ontario Heritage Act that are outside the Downtown 
Heritage Conservation District.  
 
The Heritage Commercial Grant Program is authorized by the Heritage Incentive Grant By-law 
(By-law 17-2013). This program provides a grant of up to 50% of the cost of building facade 
restoration/preservation works or preservation/restoration of other heritage features, to a 
maximum grant of $25,000 per property, per calendar year. The current program budget is 
$35,000 per year and the maximum number of grants per year is five (5). By-law 17-2013 
requires that the grant allotment for this program be reviewed every three years. Therefore, 
the allotment for this program should be reviewed in 2016. Alternatively, if a Downtown CIP is 
prepared in 2017, the grant allotment for this program (and the program itself) could be 
reviewed as part of the preparation of the CIP.  
 
The Heritage Tax Incentive Program is authorized by By-law 72-2005. For eligible properties 
where heritage restoration/restoration has taken place and real property taxes have increased 
as a result, this program provides a rebate of the increase in Town property taxes by 40% in 
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year one, up to a maximum of $10,000 per year, followed by a reduction in the rebate of 5% 
per year for a total of eight years, i.e., 35% in year 2, 30% in year 3, etc... An equivalent 
reduction in the education portion of real property tax increases is applicable but subject to 
approval of the Ontario Minister of Finance. 
 
Finally, the Architectural Conservancy Ontario, Port Hope Branch, offers two assistance 
programs for approved projects on designated commercial or residential buildings in Port Hope: 
Heritage Restoration Grants and Heritage Fund Loans at near the prime rate. All improvements 
that will conserve the distinguishing features described in the designation by-law and 
improvements related to the structural soundness and integrity of the property are eligible. 
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3.0 Community Improvement Needs Analysis 

3.1 Purpose 
An analysis of the critical community improvement needs was undertaken to gain an 
understanding of the key issues in Downtown Port Hope and the important community 
improvement needs that should be addressed by a Downtown CIP. As such, the community 
improvement needs analysis contained herein provides a key foundation for the preparation of 
a Downtown CIP, including the incentive programs and other actions to be recommended in the 
CIP. 

3.2 Methodology 
The community improvement needs analysis started by identifying key areas of community 
improvement focus and need based on the review of relevant policy documents (Section 2.0), 
especially the analysis of existing conditions in Section 3.0 of the Downtown Design 
Development Plan. Aerial photographs of the study area were then examined and a walking 
tour of the entire study area was conducted. During this walking tour, one hundred 
photographs were taken across the Study Area, and observations/notes were made with 
respect to land use, building and property conditions, heritage design elements and business 
activity in the Study Area. This information was then used to identify preliminary key 
community improvement needs for Downtown Port Hope.  
 
Results of the community improvement needs analysis were presented at a Public Meeting and 
Workshop held on June 15, 2015. Approximately 13 members of the public and 2 councilors 
attended this public meeting, along with staff and the consultant. In addition to the results of 
the community improvement needs analysis, the consultant also presented an introduction to 
CIPs, including a summary of incentive program best practices in a number of municipalities 
that have a significant number of heritage buildings and similarly sized downtowns3, and a 
summary of the policy review. 
 
The consultant then led a workshop with attendees where the following questions were 
discussed: 

1) What are the most important community improvement needs in Downtown Port Hope? 
2) What types of financial incentives do you think would work best and be most utilized in 

Downtown Port Hope?; and, 
3) Do you have any other key ideas or suggestions for community improvement in Downtown 

Port Hope? 
 
A summary of the responses to these questions is provided in Appendix B. 

                                                        
3 The Best Practices Review included Downtown CIPs in Cobourg, Owen Sound, Selwyn Township, Peterborough, 
Welland, Port Colborne, Grimsby, Cambridge and St. Thomas.  
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Comments received during the Workshop were then utilized to augment and finalize the 
analysis of community improvement needs presented in Section 3.3 and the identification of 
key community improvement needs summarized in Section 3.4 below. 

3.3 Analysis  

3.3.1 Land Use 

Port Hope has a large downtown for a municipality of approximately 17,000 people. Downtown 
Port Hope contains a broad range and mix of land uses including retail, office, service 
commercial, institutional, civic and cultural uses.  The Ganaraska River forms a prominent 
feature running north-south through the Downtown. Downtown Port Hope is surrounded to 
the north, east and west by stable residential neighbourhoods.  
 
The main commercial street in the Downtown is Walton Street where commercial and mixed 
use buildings range from 1 to 4 storeys. Many of the buildings on Walton Street have rear 
parking lanes and areas. Commercial and mixed use buildings ranging from 1 to 4 storeys are 
also found along Ontario Street, John Street, Queen Street and Mill Street. Memorial Park and 
Town Hall are centrally located in the Downtown off Queen Street. The northern part of the 
Study Area contains a new 4 storey apartment complex, some retail commercial uses in a 
newer building and a few commercial uses in older buildings. The southern part of the Study 
Area near Robertson Street is characterized by a number of larger vacant and underutilized 
buildings and properties. A former rail right-of-way bisects the Downtown in a north-south 
direction from Walton to Robertson Street and has been converted to a pedestrian walkway 
(Lent Lane).   
 
The size of Downtown Port Hope and in particular, the diversity of land uses and community 
improvement needs present a number of challenges and opportunities. For example, based on 
a visual survey of the upper stories of occupied commercial and mixed use buildings conducted 
during the walking tour, the upper stories of a number of commercial and mixed use buildings 
along Walton Street and also John Street and Ontario Street appear to be vacant or 
underutilized. These vacant and underutilized upper storey spaces present opportunities for 
conversion to residential apartments, studio or office space, or other uses. Furthermore, some 
of these underutilized buildings could be repurposed for live/work space or adaptively reused 
for other purposes. 
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The southern part of the Study Area contains several underutilized and vacant former 
commercial buildings on large properties. The result is, in stark contrast to the rest of the Study 
Area, the area south of Robertson Street lacks pedestrian activity, business activity and 
vibrancy. Most of the buildings in this area are one storey commercial buildings and have been 
vacant or underutilized for a number of years. These properties represent a significant 
opportunity for residential and mixed use redevelopment that would bring people, activity and 
vibrancy to this part of the Study Area, and provide support for business in the balance of the 
Study Area. 
 
  
 
 
 
 
 
 
 
 
While the southern part of the Study Area presents the most opportunity for large scale 
redevelopment, there are also several vacant properties, properties with small one or two 
storey buildings, and parking lots throughout the Study Area (Mill Street, southern portion of 
John Street) that present opportunities for commercial and mixed use additions, infill 
development and redevelopment.  
 
 
 
 
 
 
 
 
 
 
One of the major community improvement needs identified in the Downtown Design 
Development Plan and verified through the walking tour of the Study Area is the lack of activity, 
vibrancy and identity at the major gateway entrances into the Downtown. This stems in large 
part from the current land uses at these gateways. For example, the northern entry gateway 
into the Downtown at Ontario Street is characterized by older one and two storey service 
commercial and mixed use buildings and a newer retail plaza. This key entry node lacks identity, 
character and sense of place. There appear to be potential land use compatibility issues and 
certainly image issues with respect to this major entry into the Downtown from the north. 
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Similarly, the eastern entry gateway into the Downtown at Peter Street is underdeveloped with 
a low density service commercial use and vacant commercial store and parking area dominating 
the entry vista. The western and eastern entryways into the Downtown along Walton Street are 
also underdeveloped and do not provide a strong sense of entry into the historic Downtown 
street. 
 
 
 
 
 
 
 
 
 
As noted in the Downtown Design Development Plan, there are a number of parking areas and 
laneways at the rear of buildings, both north and south of Walton Street. While these areas 
currently present a number of connectivity, condition, image and aesthetic challenges, they do 
offer some long-term potential for higher density residential and mixed use development.  
 
 
 
 
 
 
 
 
 
 
Lent Lane is a unique feature in Downtown Port Hope. This pedestrian laneway is bordered by 
buildings that front onto John Street and Elias Street and connects Walton Street south to the 
Waterfront. However, Lent Lane is an underutilized feature. As noted in the Downtown Design 
Development Plan, there are opportunities to improve Lent Lane and enhance connections 
from Lent Lane to other parts of the Downtown and the Waterfront. As well, there are 
opportunities to promote more land uses along and near Lent Lane that would draw additional 
pedestrian traffic to the area.  
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3.3.2 Building Conditions 

The general physical condition of buildings in Downtown Port Hope ranges from poor to 
excellent, with most buildings in fair to good condition. Many of the numerous heritage 
buildings in Downtown Port Hope have been restored and continue to be well maintained. 
However, there are also pockets and areas in the Downtown (including heritage buildings) 
where the buildings and building facades are in poor condition.  
 
Building and façade conditions along the major commercial street in the Downtown, Walton 
Street, are generally good, but start to deteriorate heading west near John Street to Pine Street. 
Key concerns in this area include general building maintenance (roofs, windows, doors, soffits, 
parapets, eaves, and interior building conditions) and the condition of front, side and rear 
facades, including facade materials and signage. While the buildings on Walton Street from 
John Street to Mill Street are generally in better condition, the rear facades of many of these 
buildings, including the parking and loading areas, are in poor condition. This is especially 
concerning since these rear and side facades are highly visible from Ontario Street and Mill 
Street.  
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Building conditions along Mill Street are good near Walton Street, but generally deteriorate 
heading both north and south along Mill Street.  
 
 
 
 
 
 
 
 
 
Building and property conditions along John Street are generally in fair to good condition with 
only a few exceptions, although a number of the rear facades, parking and lane areas of 
buildings fronting on John Street and the south side of Walton Street are in poor condition. 
 
 
 
 
 
 
 
 
 
 
Building conditions in other parts of the Study Area vary from good (Queen Street near Walton 
Street), to fair (Ontario Street just north of Walton Street) to poor (rear facades along Cavan 
Street). 
 
 
  
 
 
 
 
  
 
 
Generally, where building facades are in poor condition, the quality and attractiveness of 
commercial signage and storefronts/display areas in these buildings is also not good. It should 
also be noted that many of the buildings and facades in poor condition were in fact not heritage 
buildings/facades. This suggests that while the current heritage incentive programs in the 
Downtown have likely had a positive impact on the preservation and restoration of heritage 
buildings, these programs have had little to no positive impact on buildings in the Downtown 
ǘƘŀǘ ǿƻǳƭŘ ƴƻǘ ōŜ ǘȅǇƛŎŀƭƭȅ ŎƻƴǎƛŘŜǊŜŘ άƘŜǊƛǘŀƎŜ ōǳƛƭŘƛƴƎǎέΦ 


























