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1.1 Purpose of the Community Improvement Plan 

Community Improvement is a means by which 

municipalities take a comprehensive and 

coordinated approach to the reuse, 

redevelopment and revitalization of lands, 

buildings and infrastructure. These activities 

take place in an area(s) identified within the 

municipality as being in need of community 

improvement measures. The Town of 

Amherstburg’s commitment to community 

improvement is expressed in its Official Plan 

through which its goals, objectives and policies 

are applied to an area identified for community 

improvement, and implemented using a Community Improvement Plan. 

This Community Improvement Plan (“CIP”) provides recommendations and steps for a 

coordinated approach to the revitalization of Amherstburg’s core areas. Specific attention is 

given to attracting overnight accommodations to the town and encouraging the restoration 

and enhancement of Amherstburg’s heritage. Monteith Brown Planning Consultants was 

retained by the Town of Amherstburg to undertake the preparation of the CIP.  

1.2 Project Terms of Reference 

The Town of Amherstburg’s Terms of Reference for the project outlines the scope and 

objectives of the CIP. The Terms of Reference is summarized as follows: 

1. Accommodation Uses: review and evaluate opportunities for attracting 

accommodation and tourism uses into the CIP and into the core area. 

2. Building Rehabilitation Strategies: identify and map underutilized buildings, lots and 

areas in transition within the core area, and explore the options for encouraging 

revitalization of existing building and new infill development.  

3. Investment Incentives: provide incentive recommendations that the Town can utilize 

to promote private investment in the CIP Project Area by encouraging existing 

businesses to expand and upgrade, as well as encouraging new development. 

4. Heritage Preservation: provide an overview and evaluation of the tools and programs 

available to the Town to promote heritage preservation and provide recommendations 

based on the priorities of Town Council, the Heritage Committee, Municipal Staff, and 

residents of Amherstburg. 

Community Improvement 

Community Improvement is a way to 

encourage the reuse, redevelopment and 

revitalization of an area in a municipality 

using a comprehensive and coordinated 

approach. 
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5. Marketing Strategies: recommend marketing strategies for the Town that promote 

the uptake of recommended community improvement initiatives. 

6. Official Plan and Zoning By‐Law Policy Review: review the applicable existing 

Official Plan and Zoning By‐Law policies and make policy recommendations to 

encourage mixed land uses and intensification within the commercial district to 

stimulate beneficial development within the downtown. 

7. Implementation Plan: recommend a number of steps and recommendations for the 

successful implementation of the Community Improvement Plan. 

1.3 Methodology & Planning Objectives 

The CIP is built upon an understanding of the local planning context that has been established 

through: 

 a review of applicable legislation, local history, and trends;  

 a review of relevant case studies and best practices; 

 consultations with Town staff, stakeholders and the general public; and  

 a land use and façade inventory of the study area. 

The research and consultation process included a number of activities summarized herein and 

are documented in a Background Report. The Background Report contains research that 

supports this CIP and its Financial Incentive Programs.   

The following objectives were identified for the CIP based on the outcomes of public and 

stakeholder consultations along with best practices in community improvement planning: 

a. To create a more attractive, distinctive and pedestrian friendly streetscape;  

b. To convey a ‘sense of place’; 

c. To preserve and restore heritage buildings; 

d. To improve the appearance of non-heritage buildings; 

e. To capitalize on redevelopment, infill and mixed-use opportunities; 

f. To improve the appearance and viability of existing businesses; 

g. To strategically attract new businesses and expand existing businesses; 

h. To reduce the number of vacant storefronts and the amount of vacant floor space; 

i. To create new activities and places of interest; and 

j. To increase pedestrian and vehicular traffic. 
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1.4 Urban Design Guidelines 

Concurrently with the CIP, the Town of Amherstburg commissioned the preparation of Urban 

Design Guidelines (“UDG”). The UDG is a separate document that supports the implementation 

of the CIP.  

Urban Design is about creating pedestrian-friendly streetscapes, vibrant and engaging 

meeting places, and safe and attractive neighbourhoods. Urban design involves the shaping, 

appearance and function of buildings, the street, and the spaces in between. Each new building 

and supporting works and structures contribute to urban design.  

Urban Design Guidelines act as a tool for encouraging higher quality design of buildings and 

façades by providing a manual or guidelines for property owners and developers to use in 

designing their proposals. The UDG assists with the implementation of the Community 

Improvement Plan by creating a consistent standard to be used when reviewing development 

proposals as well as incentive applications under the CIP. The CIP has been designed to work 

hand in hand with the UDG through the creation of incentive programs that encourage a higher 

level of design for developments that follow the design recommendations of the UDG. 

1.5 Planning Framework 

As permitted through Section 28 (2) of the Ontario Planning Act, 2001, the Town of 

Amherstburg Official Plan contains provisions related to community improvement, which 

provide the Town with the ability to designate a community improvement project area and 

prepare the CIP. Section 6.3 of the Amherstburg Official Plan enables Council to develop 

Community Improvement Plans that “provide details on how selected areas will be improved 

through conservation, rehabilitation, redevelopment, renovations, revitalization and/or 

environmental remediation.”  

The principal Goals of Community Improvement Project Areas are outlined in Section 6.3.3 of 

the Amherstburg Official Plan and include the following which relate specifically to the 

revitalization of commercial areas: 

a) To protect and enhance the quality of the area which the residents value highly; […]  

c) To assist the community in improving the overall appearance of residential and commercial 

structures and to act as a catalyst for individual improvement by acquiring properties that 

are beyond rehabilitation and removing their blighting influences from the area; and 

d) To urge and assist owners of commercial, industrial and residential property to rehabilitate 

premises where necessary in order to eliminate deterioration and improve community pride 

in ownership or occupancy. 
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Through the CIP consultation process, downtown Amherstburg is clearly an area that residents 

value and want to see protected/enhanced. Part of the CIP’s intent is to encourage 

improvements to existing buildings, minimize deterioration, improve occupancy, and grow 

community pride. 

Specific objectives of a CIP are outlined in Section 6.3.3 of the Amherstburg Official Plan, 

including the following goals that relate specifically to the revitalization of commercial areas: 

a)  To provide for the maximum feasible amount of rehabilitation of existing housing and 

commercial premises by making use of any government programs for financial assistance; 

[…] 

g) To improve the visual appearance of the community by encouraging the relocating of non-

conforming land uses and incompatible land uses; […] 

j) To ensure underutilized sites and/or environmentally compromised sites be revitalized to be 

contributing assets to the town; and  

k) To provide funding in the form of grants and/or loans and/or the waiving of fees for 

appropriate projects that meet the objectives of the Community Improvement Plan. 

The Town’s Official Plan establishes criteria for designating a Community Improvement Project 

Area in Section 6.3.4, of which one or more must be met to justify the need for a CIP. Through 

the background study, including the land use and occupancy survey and public consultation, 

the following criteria for community improvement were identified as being present within the 

study area: 

(4) That the area is potentially stable in terms of land use and densities, whether they be 

residential or commercial and that there are no indications of major redevelopment plans 

other than those in the form of improvements; 

(6) For commercial areas, the area will be in whole or in part defined as the Central Business 

Area and the area will exhibit symptoms of physical, functional and/or economic decline in 

the form of, for example, buildings in need of rehabilitation, decrease in retail sales, high 

vacancy rates, or declining tax base;  

 (9) The presence of land and/or buildings that may require environmental site assessments or 

designated substance analysis and the implementation of appropriate and necessary 

remedial measures. 



 

2. Community Improvement Project 

Area 
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2.1 Community Improvement Plan Project Area 

Section 6.3 of the Amherstburg Official Plan identifies a Community Improvement Project Area 

as “that portion of the Town of Amherstburg that is bound on the west by the Detroit River, 

on the north by Texas Road on the east by Concession 3 North and on the south by Lowes 

Side Road.” This delineation serves as the Project Area for this CIP.  

2.2 Primary Commercial Districts 

The CIP grant programs are focused within four commercial Districts identified within the CIP 

Project Area (see Figure 1). The Districts are based on the traditional extent of Amherstburg’s 

commercial development and observations made during the land use and occupancy survey. 

The Districts were established such that the each has common characteristics such as types of 

businesses and existing development patterns.  

Historic Core 

The Historic Core District is characterized by the older, historic inner-town commercial areas 

primarily located along Amherstburg’s waterfront. Several significant heritage properties exist 

within this District, with preservation and enhancement of the cultural heritage presence being 

a large priority. The District begins at Rankin Street and extends along Dalhousie Street to Park 

Street. Connections to the Central Sandwich District (defined below) occur along Richmond 

Street and Murray Street.  

Key Objectives for the Historic Core District include the promotion and conservation of 

cultural heritage by restoring and maintaining heritage aspects of façades and buildings, 

encouraging infill development that respects the existing character of the district, reducing 

commercial vacancies, and the enhancement of downtown streetscapes for full walkability. 

Central Sandwich 

The Central Sandwich District is characterized by a diversity of commercial establishments, lot 

sizes, development types, and land uses. In part this is due to the district’s role as a connector 

between the gateway areas to the north and south, and the historic core to the west, as well 

as the presence of large institutional uses such as the General Amherst High School, Public 

Library, City Hall, and Fire Department. The District begins at Fort Street, where it runs along 

Sandwich to Simcoe Street, as well as extending along Richmond Street and Murray Street 

between Sandwich Street and Bathurst Street. 

Key Objectives for the Central Sandwich District are to promote infill development on vacant 

and underutilized lots; conserve and maintain heritage features of buildings and façades; 

encourage developments that create a continuous street wall and an attractive pedestrian 

environment; and reduce commercial vacancies. 
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Figure 1 – Community Improvement Area 

 
Source: Monteith Brown Planning Consultants, 2018  
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North Sandwich 

The North Sandwich District is the northern gateway to the Town of Amherstburg when 

travelling along County Road 20. This District includes two areas along Sandwich Street 

between Texas Street to the North and Fort Street to the South. The northern portion is 

dominated by large industrial and former industrial lands, while the southern portion 

characterized by auto-orientated business such as car dealerships, gas stations and service 

centres. Commercial uses are primarily located along the eastern side of Sandwich Street, with 

the western side predominantly comprised of residential dwellings. 

Key Objectives for the North Sandwich District include promoting infill and intensification on 

vacant and underutilized lots, supporting the redevelopment of remnant residential buildings 

for commercial uses, improving the continuity along the corridor to create a more inviting 

pedestrian environment.  

South Sandwich 

The South Sandwich District represents the ‘big-box’ corridor of Amherstburg which is heavily 

reliant upon automobile traffic to support the businesses located here. Prominent commercial 

establishments within this District include Walmart, Canadian Tire and Racicot Chrysler Auto 

Sales. The District begins at Simcoe Street and runs along Sandwich to the South end of 

Dalhousie Street. A high abundance of street-faced parking and lack of pedestrian accessibility 

is observed. This District demonstrates significant opportunities for future development.  

Key Objectives for the South Sandwich district are to encourage appropriate infill and 

intensification on vacant or underutilized lots, and supporting the enhancement of the 

streetscape for improved walkability. 

2.3 Core Residential Areas 

Several pockets of residential uses exist in and around the core commercial districts described 

above. These “Core Residential” areas located within the CIP Project Area encompass the low 

density residential areas to the west of Sandwich Street and north and south of the Historic 

core (including along Dalhousie Street near Belle Vue House National Historic Site). The area 

immediately south of the Historic Core District is designated in the Official Plan as Heritage 

Residential.  It is important to maintain residential uses in the downtown to support local 

businesses year round and generate more activity on the street.  

Key Objectives for the core residential area are to encourage opportunities to provide limited 

accommodations, where appropriate, for visitors through the conversion of residential homes 

to bed and breakfast establishments. 



 

3. Community Improvement Need 
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3.1 Community Input and Feedback 

Based on the results of the research undertaken through the preparation of the CIP and its 

Background Report, a number of key community needs were identified that will be targeted 

through the ongoing implementation of the CIP. 

Public engagement for the CIP was an important aspect of the project from its inception, 

beginning with information posted on the Town of Amherstburg website announcing the 

launch of the CIP in the summer of 2017. Public input was encouraged through the ‘Talk the 

Burg’ social media platform that gave residents an opportunity to “put pen to paper” and 

expand upon their comments.  

It was clear from the public, stakeholders, staff, and Council that Amherstburg’s heritage is one 

of the most important aspects of the Town.  Amherstburg’s ‘Old Town’ look is unique and not 

only attracts visitors but is also a source of pride for local residents. Another important strength 

of Amherstburg was the mix of businesses including local restaurants and boutique retail 

stores, as well as large stores and chain restaurants. Building on these strengths, as well as 

others, including amenities such as the waterfront parks and festivals will be important for the 

continued revitalization of the downtown. 

Regarding the types of uses that are needed most in Amherstburg, overnight accommodation 

was the most common response during the public consultation, stakeholder and Council 

workshops. Food retail such as bakeries, micro-breweries and farmer’s markets also ranked 

relatively high as well as a desire for more restaurants and eateries, and arts and craft 

establishments (e.g. artist studios and antique stores). The CIP’s incentive programs that are 

described in Section 4 can be used to attract desired enterprises to the Amherstburg core 

including the types of businesses and services identified through consultations, ideally 

complementing the existing businesses in the town.  

Through the consultation process, business owners and operators identified that the primary 

challenge for opening and growing a businesses was related to marketing and growing 

awareness of their businesses. Business owners want help with branding, developing 

attractions for young people and establishing a comprehensive communications strategy. 

Cost, parking and business networking related issues each accounted for at least 10% of the 

responses. The suite of incentives proposed through the CIP can be used as part of the Town’s 

economic development strategies to help businesses overcome certain issues such as the high 

costs of opening/maintaining a business (especially in older existing buildings). 

Implementation of the CIP should ensure that its application process is clear and easy to 

understand to increase its uptake and effectiveness.  
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Lack of Affordable Rental Housing 

Feedback from stakeholders indicated that there is a lack of rental housing in Amherstburg, 

and the limited supply has inflated the rental price such that it is not affordable for many. 

Consideration needs to be given to opportunities to create additional rental housing, such as 

on the upper floors of mixed-use buildings with commercial uses on the ground floor. 

3.2 Land Use and Occupancy Survey 

A survey of building architecture and a review of façade conditions in the CIP Project Area was 

undertaken during September 2017. Doing so provided insights into Amherstburg’s historical 

and emerging design considerations, which informed recommendations pertaining to heritage 

preservation and/or façade enhancement opportunities. The Land Use Survey helped to define 

the CIP’s districts where the incentive programs will apply. 

Although commercial building deterioration is not widespread in the downtown, there are a 

number of generally isolated instances where derelict or otherwise poorly maintained buildings 

detract from the overall appearance of the street and its immediate environs. Similarly, 

vacancies within buildings were not abundant in the downtown and in some cases the vacancy 

was noted as being temporary due to renovation and/or re-occupancy. There are numerous 

areas within all of the commercial districts where buildings and lots are vacant and 

underutilized and would be suitable for infill and intensification. 

3.3 Commercial Heritage Buildings 

Despite there being approximately 35 commercial properties of interest listed in the Heritage 

Registry prepared by Doris Gaspar1, there are currently only four Heritage Designated 

commercial properties within the study area: 

 281 Dalhousie Street – Royal Canadian Legion 

 267-271 Dalhousie Street – White Horse Hotel (Horseman House) 

 273 Dalhousie Street – Jones China Shop (Lord Amherst Public House) 

 63-71 Murray Street – Commercial Italianate Building 

These designated properties are all concentrated around the intersection of Murray Street and 

Dalhousie Street. The remaining un-designated properties on the inventory are spread out 

along the rest of Dalhousie Street, Richmond Street, Murray Street, Ramsay Street, Bathurst 

Street, and Sandwich Street. Despite these buildings not being designated under the Heritage 

Act, these buildings contribute to the heritage look and the ‘old town’ feel that residents and 

stakeholders identified was important to the town. In order to encourage the maintenance and 

restoration of these properties, incentives permitted under the Heritage Act are currently 

                                                   
1 Gaspar, Doris (2013) Amherstburg Heritage Inventory 
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provided to renovate and restore character buildings, and to assist owners in the process of 

designating the properties. In addition to these existing incentives, heritage properties are 

eligible for larger grants proposed under this Community Improvement Plan. 

Figure 2 –Undesignated ‘Property of Interest’ At 70-74 Murray Street 

 
Source: Monteith Brown Planning Consultants, 2017 

3.4 Key Community Improvement Needs 

Accommodation Attraction 

Overnight accommodation in the Town was repeatedly identified as being a key need within 

the community through consultation with the public, businesses, and other stakeholders. The 

lack of accommodation in Amherstburg was identified as “holding back” the economic growth 

of the town, and contributing to the commercial vacancy rate. With only one bed and breakfast 

operation providing overnight accommodation, visitors to Amherstburg are often forced to 

stay in other nearby municipalities such as Windsor, Leamington, and Kingsville. This 

represents a lost opportunity to derive economic benefits associated with nearby wineries in 

Essex County, Amherstburg’s festivals that attract tourists, as well as from sport tourism from 

athletes and their families that play in tournaments at the Libro Credit Union Centre. 

 

Enhancing and Respecting Heritage 

Another common theme that was raised by the public throughout the consultation process 

was the need to protect and enhance Amherstburg’s heritage. Few commercial buildings are 
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designated on the Heritage Inventory, despite several that have heritage features that may be 

worth preserving. These heritage buildings are some of Amherstburg’s major assets that 

contribute to the ‘old town’ feel of Amherstburg and are an economic driver that brings people 

to the town. Buildings such as 70-74 Murray Street (See Figure 2) and 79 Richmond Street are 

not designated as heritage properties but have the potential to contribute to the feel of the 

town if they are maintained. Maintaining heritage buildings; however, is expensive, and 

requires additional costs to restore compared to that of more contemporary buildings. 

Vacant and Underutilized Land and Buildings 

Amherstburg has many pockets of commercial activity that are often separated by vacant or 

underutilized lots that visually break up the streetscape, and detract from the pedestrian 

environment and quaint feel of the town. There is a need to attract investment so that existing 

commercial buildings are maintained, and help create an active and engaging streetscape. 

There is also a need to attract investment for infill development of currently vacant lots that 

break up the streetscape, as well as the redevelopment of underutilized properties with 

remnant residential building types that are now inappropriate in the midst of a commercial 

district. 

Brownfield Redevelopment 

There are several remnant industrial areas throughout Amherstburg that require remediation 

in order to permit their redevelopment. In particular, the area along Sandwich Street between 

Brunner Avenue and Texas Road features a significant area of opportunity for brownfield re-

development and urban renewal, being the location of derelict and abandoned properties 

formerly owned and operated by General Chemical (and later by Honeywell International) and 

the lands now occupied in part by Uptown Body Repair and Riverfront Auto Body and Paint. 

Other areas in the town that have current or former gas stations or laundromats may also 

require potential remediation. 



 

4. Community Improvement Programs 
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4.1 Community Improvement ‘Tool Kit’ 

Based on the findings from the background research, review of the land use and occupancy 

survey and responses received through the public consultation process, the following ‘tool kit’ 

of incentives are recommended for the Amherstburg CIP: 

1. Building and Accommodation Grant Program – to encourage renovations of 

existing buildings within the Historic Core and Central Sandwich districts, as well as 

encourage the development of overnight accommodations and other tourism related 

uses by providing grants for construction expenses. 

2. Façade Improvement and Signage Grant Program – to encourage restoration of 

façades and signage on existing buildings within the Historic Core and Central 

Sandwich districts by providing grants for construction expenses. 

3. Development Charge Grant Program – to encourage redevelopment                                          

or development of vacant or underutilized lots through a rebate of municipal 

‘development charges’ (municipal fees applied to new development).  

4. Tax Increment Grant Program – to encourage development of vacant lots and major 

developments of underutilized lots through a rebate of increased municipal property 

taxes following substantial improvements to a property. 

5. Brownfield Remediation Grant Program – to encourage the cleanup of 

contaminated sites, such as former industrial uses and gas stations, through a rebate 

of municipal taxes following the remediation of contaminants on a site. 

These programs represent ‘tools’ in the Town’s Community Improvement ‘Tool Kit’ and this 

CIP should not be interpreted as a guarantee that these programs will be available. In 

implementing the CIP, the Town may choose to offer, change, or eliminate any of the programs 

without prior notice. 
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4.2 General Requirements 

The following general requirements shall, unless otherwise stated, apply to all incentive 

programs: 

Targeted Uses 

A key objective of the CIP is to help retain Amherstburg’s existing businesses that help create 

the unique sense of place in the town, as well as attracting new businesses that complement 

what is already in place. There are several groups of businesses that target both the travelling 

public and tourists, as well as serve the needs of local residents. It is important that the Town 

continues to balance the needs of these groups to ensure that there are healthy and vibrant 

commercial areas in Amherstburg. While the tourist economy can be a boon during the 

summer months and on weekends, businesses need local residents and workers to support 

them on weekdays and throughout the winter, spring and fall months. 

It is recommended that the incentive programs available be targeted to the following uses: 

 Overnight accommodations (Hotels, Motels, Bed & Breakfasts) 

 Restaurants, Cafes, and Bars 

 Food Retail (Grocery Stores, Bakeries, Butcher Shops, Local Wineries and Breweries) 

 Retail Stores (Crafts, Antiques, Clothing, Art Galleries, Shoe Stores, Boutique Shops) 

 Office Uses (Legal, Finance, and Real Estate Offices; Corporate Administration Offices) 

 Commercial Recreation Uses (Tourist Establishments, Assembly Hall, Theatres, 

Cinemas, Places of Entertainment) 

Not all uses are appropriate in every location within the town, and as such, specific uses should 

be targeted in specific parts of Amherstburg. A full list of targeted uses for each District is 

provided in the Appendix. The Town’s Zoning By-Law will also continue to govern what uses 

are permitted on a site by site basis. 
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Targeted Areas 

Community improvement initiatives are most successful when they are focused and 

concentrated on the areas of greatest need. When improvements are spread out over too large 

an area, then the benefits are dispersed and can be harder to recognize. If those same 

improvements are concentrated in a smaller space and are easily recognizable then those 

impacts are more likely to catalyze further improvements. As such, the proposed incentive 

programs are limited to properties within the following areas, as illustrated in Table 1. 

Table 1: Targeted Areas for Incentive Programs 
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Building and Accommodation Grant: 

 New Infill Development 

 Renovations to Existing Buildings 

 

 

✔ 

 

✔ 

 

 

✔ 

 

 

✔ 

✔ 

 

✔ 

✔ 

 

Façade and Signage Improvement Grant  ✔   ✔ ✔  

Development Charge Grant   ✔ ✔ ✔ ✔  

Brownfield Remediation Grant  ✔ ✔ ✔ ✔ ✔ ✔ 

Tax Increment Grant  ✔ ✔ ✔ ✔  

 

To complement the existing businesses within Amherstburg, with the exception of the 

Brownfield Remediation Grant Program, funding for incentive programs within each CIP district 

will be limited to buildings that contain targeted business types.  The types of targeted 

businesses vary between the Districts based on the characteristics of those Districts, and the 

existing mix of businesses within them. The specific targeted uses for each district are listed in 

Appendix 1. 
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Terms and Conditions for All Programs 

All of the incentive programs described in the CIP are subject to the following general terms 

and conditions, in addition to any specific requirements for each of the individual programs. 

1. Applications for the financial incentive programs must be submitted by the 

applicant and pre-approved by the Town prior to undertaking the 

development/redevelopment activities, the ‘eligible works’, for the program.  

2. The applicant submitting the application must be the property owner, or an agent 

authorized to make an application on their behalf, such as a tenant. 

3. As a condition of issuing a grant, the applicant shall be required to enter into a 

Grant Agreement with the Town. This Agreement will specify the terms of the 

incentive to be provided. This Agreement is also subject to approval by Town 

Council or Council’s designate; 

4. Applicants are required to submit a complete application, as specified by the Town, 

including: 

a. professional architectural/design drawings that are in conformity with 

Downtown Amherstburg Urban Design Guidelines;  

b. A cover letter that summarizes the work to be completed and summarizes 

the provided quotations, including an itemized list of specific 

improvements; 

c. Two (2) comparable quotations by qualified contractors showing cost 

estimates for each of the proposed works which are required to be included 

in the incentive program. In general, the lower of the two estimates will be 

taken as the cost of the eligible works. Cost estimates should be consistent 

with the estimate for the related works noted on the accompanying 

Building Permit (if required); 

5. All proposed works described as part of an approved application to financial 

incentive programs and associated improvements to buildings and/or land must 

conform to all applicable heritage, design, infill and landscape guidelines specified 

by the Town, and all other Town guidelines, by-laws, policies, procedures, and 

standards, and be completed by an independent, licenced contractor(s); 

6. After submission of an application, the Town shall review and, if acceptable, pre-

approve a grant based on the pre-tax cost of the eligible works described in the 

quotations. Through pre-approval, the Town shall commit to issue a grant up to a 

specified amount only if the works are undertaken as described in the application. 
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All works undertaken must be consistent with the description of the works as 

provided in the application form and submitted quotations. The Town must be 

notified before undertaking the works if there are any changes or additions to the 

works required to upgrade the building; 

7. Unless permitted by the Town Council or Council’s designate, eligible works must 

be completed within one (1) year of receiving pre-approval from the Town. 

8. Upon completion of the eligible works, applicants must submit a funding claim 

along with supporting documents, including paid receipts, detailed invoices 

showing the pre-tax cost and photos of the completed works. 

9. Existing and proposed land uses must be in conformity with applicable Official 

Plan(s), Zoning By-law and other planning requirements and approvals; 

10. When required by the Town, outstanding work orders, and/or orders or requests 

to comply, and/or other charges from the Town must be satisfactorily addressed 

prior to grant approval/payment; 

11. All accounts with the Town, including property taxes, must be in good standing at 

the time of program application and throughout the entire length of the grant 

commitment for funding eligibility under the CIP; 

12. Each application that is received will be evaluated on its own merits. Applications 

will be considered on a first-come-first-served basis.  

13. Unless permitted by the Town Council or Council’s designate, applicants are only 

permitted to receive one (1) of each incentive program per qualifying property. 

14. The total of all grants provided in respect of the particular property for which an 

applicant is making application under the programs contained in this CIP and any 

other applicable funding programs shall not exceed the eligible pre-tax cost of the 

improvements to that particular property under all funding programs; and 

15. The annual budget for the CIP incentive programs will be determined by Council 

and applications for incentives will be awarded on a first come, first served basis, 

within the approved annual budget.  
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Combining the Programs 

Applicants are able to qualify for multiple programs for an eligible property to increase the 

total amount of financial support received to offset various costs associated with community 

improvement including construction, tax increases and municipal development fees. The only 

programs which cannot be combined at the same time are the Brownfield Remediation Grant, 

and the Tax Increment Grant. 

The total combined grants that may be provided to a property through the Building and 

Accommodation Grant or Façade and Signage Improvement Grant shall not exceed $30,000 

for designated heritage properties, and $20,000 for all other properties.  
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4.3 Building and Accommodation Grant Program 

Overview 

Existing buildings can be expensive to renovate 

and restore to modern standards, especially for 

older heritage buildings. Significant costs can arise 

from needed improvements to the essential 

internal systems of the building including the 

plumbing, electrical, heating and cooling systems, 

and the roof.  

In addition, Amherstburg faces certain economic 

constraints due to a lack of overnight 

accommodations within the town. This limits the 

benefits that the town receives through local sport 

and cultural tourism events and infrastructure. 

The Building and Accommodation Grant Program offers a grant to offset the costs associated 

with the development of overnight accommodations, or other major developments that 

support Amherstburg’s tourism sector. In addition, in the Historic Core, Central Sandwich, and 

Core Residential areas the grant can be used to offset costs related to renovations of essential 

interior systems of an existing commercial or mixed-use building with a targeted use(s) on the 

ground floor.  

Purpose 

 To encourage the rehabilitation, redevelopment, or development of overnight 

accommodation uses within the Town of Amherstburg and other uses which support 

the Town’s tourism sector. 

 To promote the maintenance and physical improvement of existing commercial and 

mixed-use buildings. 

 To encourage desired commercial uses to locate within the ground floor storefronts of 

buildings which contribute to the character of the area and complement surrounding 

businesses. 

 To encourage the preservation and restoration of heritage properties including the 

designation of properties on the Heritage Registry. 

Bondy House Bed and Breakfast,  

Dalhousie Street 
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What is on Offer 

 One grant per property equivalent to the lesser of:  

o 50% of the eligible pre-tax costs, or 

o $15,000 for buildings which are NOT designated on the heritage inventory, or 

o $20,000 for buildings which ARE designated on the heritage inventory. 

How it Works 

To receive a grant, these steps must be followed:  

1. The applicant submits the application for pre-approval before undertaking any 

applicable works,  

2. Review and pre-approval of the application by the Town,  

3. The applicant undertakes the works described in the application 

4. The applicant notifies the Town that the work is complete and submits a grant 

claim application, including paid receipts, detailed invoices and photos for the 

works and business, and  

5. Review of the works completed and issuance of the grant by the Town if all 

conditions have been met by the applicant. 

 

1. Submission of Application: Before undertaking eligible works for a property within a 

targeted area, applicants must submit an application for the Building and Accommodation 

Grant Program which includes:  

a. A cover letter that summarizes the work to be completed and the provided 

quotations, including an itemized list of specific improvements, and description of 

the proposed use(s) of the building. 

b. Two (2) comparable quotations by qualified contractors showing itemized pre-tax 

cost estimates for all of the proposed works. Generally, the Town will use the lower 

of the two estimates as the cost of the eligible works. Cost estimates should be 

consistent with the estimate noted on the accompanying Building Permit (if 

required). 

c. Professional urban design studies and/or professional architectural/ design 

drawings that are in conformity with Downtown Amherstburg Urban Design 

Guidelines. 

  



  4. Community Improvement Programs 

 

  26 

2. Review and Pre-Approval: The application may be pre-approved by the Town if: 

a. There is available funding within the program budget by the Town for the 

estimated grant. 

b. The proposed development complies with the Downtown Amherstburg Urban 

Design Guidelines. 

c. A targeted use is proposed for the ground floor, street facing portion of the 

building. 

d. All other conditions of the grant program are met 

Through the pre-approval, the Town commits to providing a grant of up to the specified 

value, provided that the works undertaken are consistent with the works that were 

described in the application, and that all other conditions of the agreement are met and 

subject to funding availability.  

3. Undertaking of Improvement Works:  

a. The eligible works may only be undertaken after pre-approval for the grant is 

issued by the Town, in order to be eligible for funding under the CIP. 

b. If any changes arise, or additional works are required, the Town is to be notified 

and provided with revised quotation(s) from a qualified contractor(s) before 

undertaking any of the additional works. 

4. Completion of Works and Submission of Grant Claim: Upon completion of the works 

the pre-approved applicant must notify the Town and submit a grant claim application 

package which includes: 

a. the itemized paid invoices or receipts showing the works that were completed and 

the final pre-tax costs for each item, the submission should use a consistent 

itemization of works as was used in the application,  

b. a copy of the business license, if required, for the business located on the ground 

floor which satisfies the targeted use criteria of the grant program, and 

c. Photos of the completed works and business located on the ground floor. 
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5. Review and Issuing of Grant:  When notified of the completed project and submission of 

paid invoices, the Town will review the grant claim application. A grant will only be issued 

if: 

a. The eligible works are complete as pre-approved and final building inspections 

have taken place; 

b. An occupancy permit has been issued (as applicable);  

c. All deficiencies have been addressed;  

d. The as-built development is consistent with the approved drawings and the 

Downtown Amherstburg Urban Design Guidelines; and 

e. All other conditions of the agreement have been complied with. 

Targeted Areas and Target Uses 

Properties located within the following areas with the following targeted uses are eligible for 

this program (See Appendix for full list of targeted uses in each District): 

 Historic Core: Restaurants, Retail, Financial Establishments, etc. 

 Central Sandwich: Hotels and Motels, Restaurants, Retail, Financial Establishments, 

etc. 

 North Sandwich: Hotels and Motels, Restaurants, Tourist Establishments, Offices, 

Commercial Recreation Establishments etc. 

 South Sandwich: Hotels and Motels, Restaurants, Tourist Establishments, Offices, 

Commercial Recreation Establishments etc. 

 Core Residential Area: Bed and Breakfast Establishments 
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Eligible Costs 

For Greenfield developments, properties which are vacant as of April 2017, or major 

redevelopments of underutilized properties at the discretion of the Town of Amherstburg, 

eligible costs shall include the following: 

1. Design, engineering, legal, insurance, and other professional fees (at the discretion 

of the Town of Amherstburg) directly related to the design and development and 

commissioning of the completed building(s). 

2. Development or redevelopment of vacant or underutilized lots: 

a. Site development and infrastructure work including demolition and 

disposal off-site, improvement or reconstruction of existing on-site public 

infrastructure (water services, sanitary and storm sewers, other); 

b. Any other related cost deemed eligible by the Town. 

For renovations and upgrades to existing buildings within the Historic Core, Central 

Sandwich, and Core Residential Areas, Eligible costs shall include: 

1. Exterior and interior modifications to provide barrier-free accessibility; 

2. Repair / replacement of windows and doors; 

3. Energy efficiency retrofits and improvements; 

4. Installation/upgrading of fire protection systems;  

5. Repairs/improvements related to public health and safety issues; or 

6. Other repairs / improvements as may be deemed eligible by the Town. 

The following items may also be included as eligible costs where improvements to the façade 

of the building, consistent with the Downtown Urban Design Guidelines, are also being 

undertaken: 

7. Repair / replacement of roof; 

8. Water / flood / weatherproofing; 

9. Structural repairs to walls, ceilings, floors and foundations; 

10. Improvement related to the electrical and plumbing systems; or 

11. Required improvements to heating, cooling and ventilation systems. 

All eligible works must comply with the Downtown Amherstburg Urban Design Guidelines. 

Eligible works shall NOT include costs for materials and labour related to the installation of 

interior finishes, appliances, and decorations. 
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4.4 Façade and Signage Improvement Grant Program 

Overview 

The front of a building, known as the façade, is 

what a person first sees when they look at a 

building. The façade gives the observer a first 

impression of the building and a sense what to 

expect inside. An effective commercial façade is 

attractive and clearly showcases what the 

business is offering and is thus vital to the 

success of that business. From the perspective 

of community improvement, a quality façade is 

an extremely important part of an attractive, 

inviting and vibrant streetscape particularly 

when many adjacent buildings exhibit high 

quality characteristics. Existing buildings; 

however, can be expensive to renovate and restore to modern standards, especially for older 

buildings with heritage features on their façades.  

The Façade and Signage Improvement Grant Program offers a grant to offset the costs related 

to rehabilitation and renovations related to the street facing façade and signage of an existing 

commercial or mixed-use building with a targeted use on the ground floor.  

Purpose 

 To promote the maintenance and physical improvement to the street facing exterior 

of existing commercial and mixed-use buildings and properties. 

 To encourage desired commercial uses to locate within the ground floor storefronts of 

buildings which contribute to the character of the area and complement surrounding 

businesses. 

 To encourage the preservation and restoration of heritage properties including the 

designation of properties on the Heritage Registry.  

Example of New Infill Development,  

Sandwich Street 
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What is on Offer 

 One grant per property equivalent to the lesser of:  

o 50% of the eligible pre-tax costs, or 

o $10,000 for buildings which are NOT designated on the heritage inventory, or 

o $15,000 for buildings which ARE designated on the heritage inventory. 

How it Works 

To receive a grant, these steps must be followed:  

1. The applicant submits the application for pre-approval before undertaking any 

applicable works,  

2. Review and pre-approval of the application by the Town,  

3. The applicant undertakes the works described in the application 

4. The applicant notifies the Town that the work is complete and submits a grant 

claim application, including paid receipts, detailed invoices and photos for the 

works, and  

5. Review of the works completed and issuance of the grant by the Town if all 

conditions have been met by the applicant. 

1. Submission of Application: Before undertaking eligible works for a property within a 

targeted area, applicants must submit an application for the Façade and Signage 

Improvement Grant Program which includes: 

a. A cover letter that summarizes the work to be completed and the provided 

quotations, including an itemized list of specific improvements and a description 

of the proposed use(s) of the building. 

b. Two (2) comparable quotations by qualified contractors showing itemized pre-tax 

cost estimates for all of the proposed works. Generally, the lower of the two 

estimates will be taken as the cost of the eligible works. Cost estimates should be 

consistent with the estimate noted on the accompanying Building Permit (if 

required). 

c. Professional urban design studies and/or professional architectural/design 

drawings that are in conformity with Downtown Amherstburg Urban Design 

Guidelines. 
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2. Review and Pre-Approval: The application may be approved by the Town if: 

a. There is available funding within the program budget by the Town for the 

estimated grant. 

b. The proposed development complies with the Downtown Amherstburg Urban 

Design Guidelines. 

c. A targeted use is proposed for the ground floor, street facing portion of the 

building. 

d. All other conditions of the grant program are met. 

Through the pre-approval, the Town commits to providing a grant of up to the specified 

value, provided that the works undertaken are consistent with the works that were 

described in the application, and that all other conditions of the agreement are met, then 

the Town will issue a grant, subject to funding availability. 

 

3. Undertaking of Improvement Works:  

a. The eligible works may only be undertaken after approval for the grant is issued 

by the Town, in order to be eligible for funding under the CIP. 

b. If any changes arise, or additional works are required, the Town is to be notified 

and provided with revised quotation(s) from a qualified contractor(s) before 

undertaking any of the additional works. 

4. Completion of Works and Submission of Grant Claim: Upon completion of the works 

the pre-approved applicant must notify the Town and submit a grant claim application 

package which includes: 

a. the itemized paid invoices or receipts showing the works that were completed and 

the final pre-tax costs for each item, the submission should use a consistent 

itemization of works as was used in the application,  

b. a copy of the business license, if required, for the business located on the ground 

floor which satisfies the targeted use criteria of the grant program, and 

c. photos of the complete works and business located on the ground floor. 
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5. Review and Issuing of Grant:  When notified of the completed project and submission of 

paid invoices, the Town will review the grant claim application. A grant will only be issued 

if: 

a. The eligible project is complete as pre-approved and final building inspections 

have taken place; 

b. An occupancy permit has been issued (as applicable);  

c. All deficiencies have been addressed; 

d. The as-built development is consistent with the pre-approved drawings and the 

Downtown Amherstburg Urban Design Guidelines; and  

e. All other conditions of the agreement have been complied with. 

Targeted Areas and Target Uses 

Properties located within the following areas with the following targeted uses are eligible for 

this program (See Appendix for full list of targeted uses in each district): 

 Historic Core: Restaurants, Retail, Accommodation, Financial Establishments, etc. 

 Central Sandwich: Restaurants, Retail, Accommodation, Financial Establishments, etc. 

 Core Residential Area: Bed and Breakfast Establishments 

Eligible Costs 

Eligible costs may include a combination of the following items related to the front street 

facing façade, and, in the case of a corner building, the side street facing façade: 

1. repair/replacement of storefront doors and windows; 

2. exterior and entrance improvements to provide barrier free accessibility; 

3. repair or replacement of cornices, parapets, eaves, soffits and other architectural 

details; 

4. repair or replacement of awnings or canopies; 

5. restoration and maintenance of brick, stone, and wood façades 

6. addition of new lighting / upgrading of existing fixtures on exterior façade and in 

entrance and storefront display areas; 

7. installation/improvement of signage; 

8. other similar repairs/improvements as may be deemed eligible by the Town; or 

All eligible works must comply with the Downtown Amherstburg Urban Design Guidelines. 

Eligible works shall NOT include costs for materials and labour related to the installation of 

interior finishes, appliances, and decorations. 
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4.5 Development Charge Grant Program 

Overview 

The Development Charge Grant 

Program offers a rebate to offset the 

Development Charges applied to 

new developments or 

redevelopments that are consistent 

with the Downtown Amherstburg 

Urban Design Guidelines. 

Development Charges are fees 

collected by the municipality from 

property owner or developers when 

new development occurs, to help pay 

for the cost of infrastructure required 

to provide municipal services to new 

development, such as roads, transit, 

water and sewer infrastructure, community centres and fire and police facilities.  

Purpose 

To encourage and support larger scale rehabilitation, redevelopment, infill and intensification 

projects for a targeted use that will act as catalysts for other projects. 

What is on Offer 

 A grant equivalent to the lesser of: 

o 50% of the eligible Commercial Development Charges, or 

o $25,000. 

NOTE TO DRAFT – The title and policies of this program may need to be revised based on 

further consultation with the Municipality and Province regarding the possible application of 

a Community Benefit Charge.  

Vacant commercial storefront, 

Richmond Street 
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How it Works 

To receive a Development Charge grant, these steps that must be followed:  

1. The applicant submits the application for pre-approval before undertaking any 

applicable works,  

2. Review and pre-approval of the application by the Town,  

3. The applicant undertakes the works described in the application,  

4. The applicant notifies the Town that the work is complete, and submits a grant 

claim application including support showing that the property has had a final 

building inspection, an occupancy permit has been issued (as applicable) and all 

related deficiencies have been addressed, and 

5. Review of the works completed and issuance of a grant by the Town if all conditions 

have been met by the applicant. 

1. Submission of Application: Before undertaking eligible works for a property within a 

targeted area, applicants must submit an application for the Development Charge Grant 

Program which includes. 

a. A cover letter that summarizes the work to be completed and the provided 

quotations, including an itemized list of specific improvements, and describes the 

proposed use(s) of the building. 

b. Two (2) comparable quotations by independent, qualified contractors showing 

itemized pre-tax cost estimates for all of the proposed works which are required 

to be included in the incentive program. In general, the lower of the two estimates 

will be taken as the cost of the eligible works. Cost estimates should be consistent 

with the estimate noted on the accompanying Building Permit (if required). 

c. Professional urban design studies and/or professional architectural/ design 

drawings that are in conformity with Downtown Amherstburg Urban Design 

Guidelines. 

2. Review and Pre-Approval: The application may be approved by the Town if: 

a. There is available funding within the program budget by the Town for the 

estimated grant; 

b. The eligible works have not been undertaken to date; 

c. The proposed development complies with the Downtown Amherstburg Urban 

Design Guidelines; and 

d. All other conditions of the grant program have been met. 
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Through the pre-approval, the Town commits to providing a grant of up to the specified 

value, provided that the works undertaken are consistent with the works that were 

described in the application, and that all other conditions of the agreement are met, then 

the Town will issue a grant, subject to funding availability. 

3.  Undertaking of Development Works and Payment of Development Charges:  

a. The eligible works may only be undertaken after pre-approval for the grant is 

issued by the Town.  

b. The Owner shall pay to the Municipality a development charge for each building 

to be constructed in this development as established by the Town in its 

Development Charges By-law which may include community benefit charges (if 

applicable) in accordance with the provisions of the Planning Act.   

4. Completion of Works and Submission of Grant Claim: Upon completion of the works 

the applicant must notify the Town and submit a grant claim application package which 

includes:  

a. the itemized paid invoices or receipts showing the works that were completed and 

the final pre-tax costs for each item, the submission should use a consistent 

itemization of works as was used in the application;  

b. a copy of the business license, if required, for the business located on the ground 

floor which satisfies the targeted use criteria of the grant program, and 

c. photos of the completed works and business located on the ground floor. 

5. Review and Issuing of Grant:  When notified of the completed project and submission of 

paid invoices, the Town will review the grant claim application. A grant will only be issued 

if: 

a. The eligible works are complete; 

b. Final building inspections have taken place; 

c. An occupancy permit has been issued (as applicable);  

d. All deficiencies have been addressed; and, 

e. The as-built development is consistent with the approved drawings and the 

Downtown Amherstburg Urban Design Guidelines 
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Targeted Areas and Target Uses 

Properties located within the following target areas which have one of the targeted uses are 

eligible for this program (See Appendix for full list of targeted uses in each district): 

 Historic Core: Restaurants, Retail, Accommodations, etc. 

 Central Sandwich: Restaurants, Retail, Accommodations, etc. 

 North Sandwich: Restaurants, Retail, Accommodations, Commercial Recreation, etc. 

 South Sandwich: Restaurants, Retail, Accommodations, Commercial Recreation, etc. 

Eligible Works 

Eligible works shall include the following: 

1. Design, engineering, legal, insurance, and other professional fees (at the discretion 

of the Town of Amherstburg) directly related to the design and development and 

commissioning of the completed building(s). 

2. Development or redevelopment of vacant or underutilized lots: 

a. Site development and infrastructure work including demolition and 

disposal off-site, improvement or reconstruction of existing on-site public 

infrastructure (water services, sanitary and storm sewers, other); and 

b. Any other related cost deemed eligible by the Town. 

All eligible works must comply with the Downtown Amherstburg Urban Design Guidelines. 

Eligible works shall NOT include costs for materials and labour related to the installation of 

interior finishes, appliances, and decorations.  
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4.6 Tax Increment Grant Program 

Overview 

The Tax Increment Grant (TIG) Program 

offers a rebate to offset the increased 

municipal property taxes for commercial 

properties that result after undertaking 

development or substantial improvements 

to a property. Once a building has been 

reassessed by the Municipal Property 

Assessment Corporation (MPAC) following 

substantial development or 

redevelopment, the assessed value will 

likely increase, and as a result so will the 

amount of municipal property taxes to be 

paid. The likelihood of increased taxes may act as a deterrent that discourages investment and 

improvements in buildings; the impact would be mitigated by the Tax Increment Grant 

Program under the CIP.  

Purpose 

To encourage investment in new development or significant commercial redevelopment 

projects by providing relief from increased property taxes for several years. 

What is on Offer 

 An annual grant equivalent to a portion of the incremental property taxes resulting 

from significant improvements to a commercial property for a period of 5 years, 

subject to eligibility and as calculated annually by the Town, for properties that have a 

targeted use active within them. 

 The portion of the incremental municipal property taxes covered by the grant will 

gradually decline over the 5 year time period according to Table 3.  

  

New medical office under construction, 

Sandwich Street 
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Table 3: Tax Increment Grant Portion of Increase Municipal Taxes 

 Year 1 Year 2 Year 3 Year 4 Year 5 

% of Incremental 

Taxes eligible for grant 

60 50 40 30 20 

How it Works 

To receive a tax increment grant, these steps must be followed:  

1. The applicant submits the application for pre-approval before undertaking any 

applicable works,  

2. Review and pre-approval of the application by the Town,  

3. The applicant undertakes the works described in the application and the property 

is reassessed by MPAC,  

4. The applicant notifies the Town that the work is complete, and submits a grant 

claim application, including documentation showing the increased commercial 

assessment on the property returned by MPAC based on the improvements, and 

5. Review of the works completed and issuance of the first year grant by the Town if 

all conditions have been met by the applicant. 

6. The Town will review and calculate the eligible grant for each of years 2 through 5 

and issue grants to the applicant accordingly, subject funding availability. 

 

1. Submission of Application: Before undertaking eligible works for a property within a 

targeted area, applicants must submit an application for the Tax Increment Grant Program 

which includes:  

a. A cover letter that summarizes the work to be completed and the provided 

quotations, including an itemized list of specific improvements, and describes the 

proposed use(s) of the building. 

b. Two (2) comparable quotations by qualified contractors showing itemized pre-tax 

cost estimates for all of the proposed works which are required to be included in 

the incentive program. In general, the lower of the two estimates will be taken as 

the cost of the eligible works. Cost estimates should be consistent with the estimate 

noted on the accompanying Building Permit (if required). 

c. Professional urban design studies and/or professional architectural/ design 

drawings that are in conformity with Downtown Amherstburg Urban Design 

Guidelines. 
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d. A Notice of Assessment from MPAC, or recent property tax bill which specifies the 

assessed commercial value of the property prior to undertaking the work, known 

as the ‘pre-improvement assessed value’. 

2. Review and Pre-Approval: The application may only be pre-approved by the Town if: 

a. There is available funding within the program budget by the Town for the 

estimated grant. 

b. The eligible works have not been undertaken to date; 

c. The proposed development complies with the Downtown Amherstburg Urban 

Design Guidelines; 

d. A targeted use is proposed for the ground floor, street facing portion of the 

development; and 

e. All other conditions of the grant program have been met. 

Through the pre-approval, the Town commits to entering into a grant agreement with the 

applicant provided that the works undertaken are consistent with the works that were 

described in the application, there is a minimum 20% increase in the assessed value of the 

property as a result of the improvements; and that all other conditions of the agreement 

are met and subject to funding availability. 

3. Undertaking of Improvement Works:  

a. The eligible works may only be undertaken after pre-approval for the grant is 

issued by the Town, in order to be eligible for funding under the CIP. 

b. If any changes arise, or additional works are required, the Town is to be notified 

and provided with revised quotation(s) from a qualified contractor(s) before 

undertaking any of the additional works. 

4.  Completion of Works and Grant Claim: Upon completion of the works the pre-approved 

applicant must notify the Town and submit a grant claim package which includes:  

a. the itemized paid invoices or receipts showing the works that were completed and 

the final pre-tax costs for each item, the submission should use a consistent 

itemization of works as was used in the application; 

b. a copy of the business license, if required, for the business located on the ground 

floor which satisfies the targeted use criteria of the grant program, and 

c. photos of the completed works and targeted business; 
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d. a Property Assessment Notice from MPAC which shows an increase in property 

commercial assessed value due to the improvement undertaken; and 

e. confirmation that the appeal period for the Property Assessment Notice has 

expired and no Request for Reconsideration or appeal to the Assessment Review 

Board was filed. 

5.  Entering into Grant Agreement:  When notified of the completed project, the Town will 

review the grant claim application, and commit to providing a property tax increment 

rebate to the applicant for up to 5 years. The rebate will be for a portion of the incremental 

commercial property taxes resulting from increased commercial assessment related to 

property improvements, based on table 3 above and as determined annually by the Town.  

On that basis, the Town will enter into a grant agreement with the applicant if: 

a. The eligible project is complete and final building inspections have taken place; 

b. An occupancy permit has been issued (as applicable);  

c. All deficiencies have been addressed;  

d. The as-built development is consistent with the approved drawings and the 

Downtown Amherstburg Urban Design Guidelines; and 

e. All other conditions of the agreement have been complied with. 

Targeted Areas and Target Uses 

Properties located within the following target areas which have one of the targeted uses are 

eligible for this program (See Appendix for full list of targeted uses in each district): 

 Historic Core: Restaurants, Retail, Overnight Accommodation Uses, etc. 

 Central Sandwich: Restaurants, Retail, Overnight Accommodation Uses, etc. 

 North Sandwich: Restaurants, Retail, Overnight Accommodation Uses, Commercial 

Recreation, etc. 

 South Sandwich: Restaurants, Retail, Overnight Accommodation Uses, Commercial 

Recreation, etc. 

  



Amherstburg Community Improvement Plan 

41 

Eligible Works 

Eligible works shall include the following: 

1. Design, engineering, legal, insurance, and other professional fees (at the discretion 

of the Town of Amherstburg) directly related to the design and development and 

commissioning of the completed building(s). 

2. Development or redevelopment of commercial properties including vacant or 

underutilized lots: 

a. Site development and infrastructure work including demolition and 

disposal off-site, improvement or reconstruction of existing on-site public 

infrastructure (water services, sanitary and storm sewers, other); and 

b. Any other costs deemed appropriate by the Town. 

All eligible works must comply with the Downtown Amherstburg Urban Design Guidelines. 

Eligible works shall NOT include costs for materials and labour related to the installation of 

interior finishes, appliances, and decorations. 

Additional Conditions for the Tax Increment Grant Program 

 Notwithstanding any other calculations relating to the grant amount, the Town will not pay 

an annual grant which is greater than the municipal portion of the commercial property 

tax collected for a property;    

 The amount of the grants provided for a property over the life of this program will not 

exceed the 50% of the pre-tax value of the work done that resulted in the increased level 

of municipal tax assessment. The amount of grants will be monitored in relation to the 

total pre-tax value of work done and the grants will cease if they equal 50% of the pre-tax 

value of the work done; 

 Tax increases that result from a general reassessment, a change in tax legislation or an 

increase in the commercial tax rate will be not be considered for the purposes of calculating 

the grant. The tax rate used to determine the increment will be held constant over the 5 

year grant period (i.e. changes in tax rate after the post-improvement date is established 

will not be incorporated into the calculation of the annual tax increment). 
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 If the property is under an assessment appeal, the application will be held in abeyance until 

the appeal is resolved;  

 The Town will determine the grant annually. Any reduction to the property’s assessed 

commercial value, as a result of assessment appeals or otherwise, will be considered in 

determining the eligible increment for grant, including consideration of appeals for prior 

grant years which may be offset against current year eligibility. 
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4.7 Brownfield Remediation Grant Program 

Overview 

The cost to clean up contaminants of 

former industrial uses can be a 

significant impediment to 

development of not just the site, but 

also the surrounding area. The 

Municipal Act, 2001 (Section 365.1) 

allows municipalities to provide for 

municipal tax assistance to 

encourage the cleanup of 

contaminated properties.  

The Brownfield Remediation Grant 

(BRG) Program offers a grant 

intended to offset the “costs of rehabilitation” (i.e. cleanup) on eligible industrial properties 

undertaken to reduce the concentration of contaminants to enable a Record of Site Condition 

(RSC) to be filed in the Environmental Site Registry.  

Purpose 

 Encourage the cleanup and remediation of pollutants from former industrial uses and 

other uses that may have contaminated the site, which makes the site viable for reuse. 

What is on Offer 

 A grant equivalent to the lesser of: 

o the municipal portion of the industrial property taxes paid during the year 

o 50% of the pre-tax costs to complete the eligible works; or 

o $25,000. 

  

Gas station, 

Sandwich Street 
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How it Works 

To receive a tax increment grant, these steps must be followed:  

1. The applicant submits the application for pre-approval before undertaking any 

applicable works,  

2. Review and pre-approval of the application by the Town,  

3. The applicant undertakes the works described in the application,  

4. The applicant notifies the Town that the work is complete, and submits a grant 

claim application, including documentation showing a Record of Site Condition 

(RSC) has been filed in the Environmental Site Registry , and 

5. Review of the grant claim application and issuance of the grant by the Town, if all 

conditions have been met by the applicant. 

 

1. Submission of Application: Applicants must submit an application for the Brownfield 

Remediation Grant prior to undertaking eligible works for an industrial property within a 

targeted area, which must include: 

a. a Phase II ESA prepared by a qualified person that shows that the property does 

not meet the standards under subparagraph 4i of Section 168.4(1) of the 

Environmental Protection Act to permit a Record of Site Condition (RSC) to be filed 

in the Environmental Site Registry; 

b. a Phase II ESA, Remedial Work Plan or Risk Assessment prepared by a qualified 

person that contains: 

i. an estimate of the cost of actions that will be required to reduce the 

concentration of contaminants on, in or under the property to permit a 

record of site condition (RSC) to be filed in the Environmental Site Registry 

under Section 168.4 of the Environmental Protection Act; and 

ii. a description of, work plan, and budget for the environmental remediation 

and/or risk management actions; 

c. A Notice of Assessment from MPAC, or recent property tax bill which specifies the 

assessed industrial value of the property prior to undertaking the work, known as 

the ‘pre-improvement assessed value’. 

2. Review and Pre-Approval: The application may be pre-approved by the Town if: 

a. The eligible works have not been undertaken to date; 

b. a Business Plan for redevelopment of the property is provided which includes a 

targeted use to be developed on the property; and 
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c. All other conditions of the grant program have been met. 

Through the pre-approval, the Town commits to providing a grant up the specified value, 

provided that the works undertaken are consistent with the works that were described in 

the application, and that all other conditions of the agreement are met, then the Town will 

issue a grant, subject to funding availability. 

3. Undertaking of Improvement:  

a. The eligible works may only be undertaken after pre-approval for the grant is 

issued by the Town. 

b. If any changes arise, or additional works are required, the Town is be notified 

before undertaking the additional works. 

c. File a RSC, signed by a qualified person, in the Environmental Site Registry for the 

property and the applicant shall submit to the Town proof that the RSC has been 

acknowledged by the Ministry of Environment and Climate Change (MOECC). 

4. Completion of Works and Submission of Grant Claim: Upon completion of the works 

the applicant must notify the Town and submit a grant claim application package which 

includes:  

a. the paid invoices showing the works completed, and 

b. proof that the RSC has been accepted by the Ministry of Environment . 

5. Review and Issuing of Grant:  When notified of the completed project and submission of 

paid invoices, the Town will review the grant claim application. A grant will only be issued 

if: 

a. The eligible project is complete as pre-approved; 

b. The RSC for the property has been accepted by the Ministry of Environment; 

c. All deficiencies have been addressed; and 

d. All other conditions of the agreement have been complied with. 

Eligible Properties 

Industrial properties which as of the date the Phase Two Environment Site Assessment was 

completed do not meet the applicable standards required to allow for the filing of a record of 

site condition in the Environmental Site Registry. 
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Targeted Area 

Entire Community Improvement Project Area, including the Historic Core, North Sandwich, 

Central Sandwich, South Sandwich Districts and Core Residential Area. 

Eligible Costs 

Eligible costs include the following items: 

1. environmental remediation, including the cost of preparing an RSC; 

2. placing clean fill and grading; 

3. installing environmental and/or engineering controls/works as specified in the Remedial 

Work Plan and/or Risk Assessment; 

4. monitoring, maintaining and operating environmental and engineering controls/works, as 

specified in the Remedial Work Plan and/or Risk Assessment; Phase II Environmental Site 

Assessment; and Environmental remediation, including the cost of preparing a RSC. 
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5.1 CIP Summary 

Community Improvement is a means by which municipalities take a comprehensive and 

coordinated approach to the reuse, redevelopment and revitalization of lands, buildings and 

infrastructure. Through the background research and consultation with the public, 

stakeholders, staff, and council, the following community needs were identified as priorities to 

be addressed through the Community Improvement Plan: 

 Accommodation Attraction 

 Enhancing and Respecting Heritage 

 Vacant and Underutilized Land and Buildings 

 Brownfield Contamination 

 Lack of Affordable Rental Housing 

To address these priorities, the following ‘tool kit’ of incentives are contained in the Town of 

Amherstburg Community Improvement Plan: 

1. Building and Accommodation Grant Program – to encourage renovations of 

existing buildings within the Historic Core and Central Sandwich districts, as well as 

encourage the development of overnight accommodations and other tourism related 

uses by providing grants for construction expenses. 

2. Façade Improvement and Signage Grant Program – to encourage restoration of 

façades and signage on existing buildings within the Historic Core and Central 

Sandwich districts by providing grants for construction expenses. 

3. Development Charge Grant Program – to encourage redevelopment                                          

or development of vacant or underutilized lots through a rebate of municipal 

‘development charges’ (municipal fees applied to new development).  

4. Tax Increment Grant Program – to encourage development of vacant lots and major 

developments of underutilized lots through a rebate of increased municipal property 

taxes following substantial improvements to a property. 

5. Brownfield Remediation Grant Program – to encourage the cleanup of 

contaminated sites, such as former industrial uses and gas stations, through a grant 

following the remediation of contaminants on a site. 
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5.2 Policy Considerations 

It is recommended that the Town of 

Amherstburg Official Plan and 

Zoning By-Law be reviewed for 

consistency with the intent of the 

CIP. From the review of the existing 

planning framework completed as 

part of the CIP, there are several 

areas that should be reviewed in 

greater detail.  

 Low density residential zones in 

the Core Residential District 

should be reviewed for the 

appropriateness of permitting Bed and Breakfast Establishments. There are several 

areas where Bed and Breakfast Establishments are permitted including the Residential 

Third Density (R3) zone to the north of the Historic Core along Rankin Street, to the South 

along Dalhousie Street, as well as to the east of Sandwich Street. Despite the use being 

permitted in the R3 zone, the one existing bed and breakfast establishment is located 

within a site specific zone of the Residential First Density (R1-12) zone along Dalhousie 

Street. Consideration should be given to any other areas in and around the core residential 

district that are suitable for a bed and breakfast establishment.  

 There is currently limited rental housing stock in Amherstburg. There may be opportunity 

to encourage the conversion and rehabilitation of certain upper floors of mixed-use 

buildings to residential apartments, with commercial uses on the ground floor. To create 

an active pedestrian oriented streetscape, it is preferable to have commercial uses on the 

ground floor of buildings wherever possible, however apartment buildings without 

commercial uses may be appropriate in certain locations within the South Sandwich 

District. Consideration should be given in the Zoning By-law to implement a minimum 

height restriction within some commercial zones in the study area. 

 Consultations frequently requested that stronger controls be put in place to mandate the 

preservation of properties with heritage value and prevent their demolition. This level of 

regulation is beyond the scope of a CIP and Urban Design Guidelines. Consideration should 

be given to establishing a Heritage Conservation District and requiring Heritage 

Impact Studies for development that has the potential to impact properties of heritage 

value. 

Historical façade in need of restoration 

70-72 Murray Street 
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5.3 Marketing & Monitoring the CIP and Incentives 

Successful implementation of the CIP will require an awareness campaign to ensure that 

property owners, business owners, residents, real estate agents, and municipal staff are aware 

of the programs.  

Local Partners: Business and Property Owners 

It is recommended that local groups and organizations be engaged to assist with the 

marketing and promotion of the incentive programs. A Business Improvement Area (BIA), 

which would be run and funded by local property and business owners through a special levy, 

could be a valuable ally in reaching people who may not otherwise hear about the programs 

directly from the municipality should local business and property owners request that a BIA be 

created within the Town in the future. 

Local Partners: Real Estate Networks 

Efforts should also be made to ensure that the local networks of real estate agents and brokers 

are aware of the available CIP programs and know who to contact for additional information. 

The incentive programs can act as incentives for people who want to purchase a property 

within the targeted areas.  

Limited Time Offer 

It is recommended that the programs be implemented for a limited time to encourage 

potential applicants to take advantage of the programs as soon as possible. The programs are 

most successful when they can build momentum and create noticeable improvements to the 

streetscape. This requires a critical mass of properties to undertake renovations or be 

developed.  

To prevent potential applicants from waiting until the end of the programs to apply, it is 

recommended that annual caps be implemented. This encourages applicants to apply now 

while funding is still available, since demand for them may be higher next year and there may 

not be enough funding available. This is important from a financial planning perspective from 

the town to ensure that the costs of the program can be budgeted appropriately. 

Community Improvement Time Period 

The CIP is intended to help guide the revitalization of Amherstburg for a 10 year time period.  

Program Monitoring 

In order to ensure that the programs are effective it is recommended that the CIP be reviewed 

after a five (5) and ten (10) period has elapsed. Community improvement can take some time 

to build momentum and have an impact on the community. Construction and renovation 
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projects take time to get quotes, secure funding, undertake the works, and find tenants. There 

are always surprises that can delay progress, especially with the renovation of older heritage 

properties. 

Applications to programs under the CIP should be monitored on an annual basis. The following 

indicators should be tracked to assist in monitoring the impact and success of the programs: 

 Assessed Property Value: Both of properties applying to incentive programs and of 

properties in the CIP area as a whole. 

 Building Permits: Both the number of permits issued and the value of works 

completed. 

 Investment Multiplier: The ratio of municipal incentives to private investment 

leveraged through the incentive programs. 

 Commercial Vacancy: Vacancy rate of commercial building and lots within the CIP 

area. 

 Façade Inventories: Façade inventories should be completed within the Commercial 

Districts after 5 and 10 years, or sooner if deemed necessary. If possible, a photographic 

inventory of historical façades should be assembled of the original appearance of 

buildings. 

 Number of Heritage Registered Properties. 

 Population within the Core of Amherstburg. 
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5.4 Designation of Community Improvement Project Area 

Through Subsection 28 (2) of the Ontario Planning Act, Councils are permitted to designate, 

by by-law, a community improvement project area if its official plan contains provisions 

relating to community improvement: 

(2)  Where there is an official plan in effect in a local municipality or in a prescribed upper-tier 

municipality that contains provisions relating to community improvement in the 

municipality, the council may, by by-law, designate the whole or any part of an area 

covered by such an official plan as a community improvement project area.  R.S.O. 1990, c. 

P.13, s. 28 (2); 2006, c. 23, s. 14 (3). 

Council may adopt a Community Improvement Plan for areas designated as Community 

Improvement Project Areas, as per Subsection 28 (4): 

(4)  When a by-law has been passed under subsection (2), the council may provide for the 

preparation of a plan suitable for adoption as a community improvement plan for the 

community improvement project area and the plan may be adopted and come into effect 

in accordance with subsections (5) and (5.1).  2006, c. 32, Sched. C, s. 47 (1). 
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Targeted Use 
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amusement game establishment   ✔ ✔  

art gallery ✔ ✔ ✔ ✔  

bakery shop ✔ ✔ ✔ ✔  

bed and breakfast establishment     ✔ 

cinema   ✔ ✔  

clinic   ✔ ✔  

commercial recreation establishment   ✔ ✔  

commercial school   ✔ ✔  

day care   ✔ ✔  

data processing establishment   ✔ ✔  

drive through facility   ✔ ✔  

dwelling units, restricted to above the 

first floor 
✔ ✔ ✔ ✔  

financial establishment ✔ ✔ ✔ ✔  

florist shop ✔ ✔ ✔ ✔  

food store ✔ ✔ ✔ ✔  

hardware store ✔ ✔ ✔ ✔  

hotel or motel ✔ ✔ ✔ ✔  

institutional use ✔ ✔ ✔ ✔  

library ✔ ✔ ✔ ✔  

medical/dental office ✔ ✔ ✔ ✔  

merchandise service shop ✔ ✔ ✔ ✔  

marina ✔     

office ✔ ✔ ✔ ✔  

personal service shop ✔ ✔ ✔ ✔  

pharmacy ✔ ✔ ✔ ✔  

place of entertainment   ✔ ✔  

public use ✔ ✔ ✔ ✔  

recreational establishment   ✔ ✔  

restaurant ✔ ✔ ✔ ✔  

restaurant, fast-food ✔ ✔ ✔ ✔  

retail store ✔ ✔ ✔ ✔  

studio ✔ ✔ ✔ ✔  
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Targeted Use 
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supermarket ✔ ✔ ✔ ✔  

tavern ✔ ✔ ✔ ✔  

theatre ✔ ✔ ✔ ✔  

veterinarian clinic ✔ ✔ ✔ ✔  

video rental establishment ✔ ✔ ✔ ✔  

 


