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1.0 Introduction 

The Biglieri Group Ltd. has been retained by 2645162 Ontario Inc. 

and Hummel Properties Inc. (“the Owner”) to prepare a Planning 

Rationale Report in support of the proposed residential 

development located on Concession 7 Road north of York Rd in 

Niagara-on-the-Lake (“NOTL”). The proposed development 

consists of 383 residential units and a mixed use block, and 

requires Official Plan Amendment, Zoning By-law Amendment, and 

Draft Plan of Subdivision Applications.  

 

The Subject Site has a combined area of 23 hectares and is located 

on the west side of Concession 7 Road, north of York Road. The 

Subject Site is located within the Growth Plan for the Greater 

Golden Horseshoe, and is designated Towns/Villages within the 

Protected Countryside, with a portion along the northeast border 

being designated Natural Heritage System within the Protected 

Countryside in the Greenbelt Plan. The Subject Site is not within the 

Niagara Escarpment Plan Area or Niagara Escarpment 

Development Control Area. The majority of the Subject Site is listed 

as Designated Greenfield Area within the Urban Area Boundary in 

the Niagara Region Official Plan, with a portion being designated 

Protected Countryside. The area is also subject to the Glendale 

District Plan, which indicates the site for low and medium density 

residential development. Within the Niagara-on-the-Lake Official 

Plan the Subject Site is designated Prestige Industrial, with portions 

designated as Conservation. Within the Glendale Secondary Plan, 

it is designated Industrial Park with portions being designated 

Environmental Conservation Area. The site is zoned Light Industrial 

(LI), Prestige Industrial (PI), Open Space – Key Features (OSF) and 

Rural (A) according to Comprehensive Zoning By-laws No. 4316-09 

and 500A-74, as amended.  

 

The proposal consists of 383 residential units consisting of freehold 

and condominium units, public and private roads, a stormwater 

management block, and a park block.  

 

The proposed Official Plan Amendment will facilitate the proposed 

development and bring the NOTL Official Plan and Secondary Plan 

more in line with recent policy directions laid out in the regional 

Glendale District Plan. The Zoning By-law Amendment will conform 

to the proposed Official Plan Amendment and permit the proposed 

development. The Draft Plan of Subdivision application will facilitate 

the creation of the proposed residential lots and blocks, public 

rights-of-way, and stormwater management and open space blocks.  

 

This Planning Rationale Report has considered in detail the existing 

and planned surrounding land use framework and the merits of the 

proposed residential development in this context. This Report 

concludes that the proposed residential development is consistent 

with and conforms to the Provincial Policy Statement (2020), the 

Growth Plan for the Greater Golden Horseshoe (2020), the 

Greenbelt Plan (2017), the Niagara Region Official Plan (2014 

Consolidation), and the Glendale District Plan (2020). The 

development additionally confirms to the Niagara-on-the-Lake 

Official Plan (2017, as amended) and Glendale Secondary Plan 

(2010) through the proposed amendments. It is in our professional 

opinion that the Official Plan Amendment, Zoning By-law 

Amendment and Draft Plan of Subdivision are in conformity with 

applicable upper-level policies, are appropriate and desirable 

development, and represent good planning. 
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2.0 Site Location 

& Context 

2.1 The Subject Site 

 

The Subject Site is legally described as Part of Lots 179, 180 & 181, 

Town of Niagara on the Lake. It is located on the west side of 

Concession 7 Road, south of Queenston Road. It consists of two 

irregularly shaped parcels, has 339m of frontage along Concession 

7 Road, and is 23 hectares in size (see Figure 1). The Subject Site 

consists of open fields and environmental features. The Niagara 

Peninsula Conservation Authority (“NPCA”) has identified several 

regulated features through pre-consultation, including the Six Mile 

Creek and associated tributaries, valleylands, and flood plain, and 

the Upper Six Mile Creek Wetland Complex, which is a Non-

Provincially Significant Wetland.  

 

2.2 Surrounding Area 

 

The Subject Site is surrounded by a number of residential, 

commercial, and agricultural uses.  

 

North. Immediately north of the Subject Site, beyond the Six Mile 

Creek tributary and wrapping around the northeast corner there are 

a series of low density residential dwellings and a place of worship 

along Queenston Road and Concession 7 Road (Figure 2). Further 

north, along Concession Rd, there are agricultural fields and 

buildings.  

 

East. East of the Subject Site, across Concession 7 Road and 

stretching to Concession 6 Road and beyond there are a series of 

fields which appear to be cultivated as vineyards, as well as minor 

woodland features (Figure 3).    

 

South. Immediately south of the site, along York Rd, there are a mix 

of uses including places of worship, a commercial establishment, a 

storage yard, low-density residential dwellings, and a private park 

and event space, as well as patches of woodland (Figure 4). Further 

south lies the General Brock Parkway and Queen Elizabeth Way 

Provincial highways.  

 

West. The Subject Site is bounded to the west by Six Mile Creek 

and associated woodland features. Beyond this there is a mix of 

commercial and industrial uses, including some nearby hotels and 

restaurants based around the Queen Elizabeth Way (Figure 5). 
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Figure 1 – Aerial View of the Subject Site (Source: Google Earth, 2022) 
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Figure 2 – Residential Development along Queenston Road, 

North of the Site (Source: Google Earth, 2022) 

 

 

Figure 3 – Fields East of the Site (Source: Google Earth, 2022) 

 

Figure 4 – Mix of Uses along York Road, South of the Site 

(Source: Google Earth, 2022) 

 

 

Figure 5 – Commercial Uses along Townline Rd, West of the 

Site (Source: Google Earth, 2022)
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2.3 Transportation Network 

 

The Subject Site is located on Concession 7, which is a local road. 

Queenston Road to the north is a collector road, while York Road 

to the south is a Regional (Arterial) Road. The Queen Elizabeth Way 

and General Brock Parkway Provincial highways are also within a 

kilometre of the site.  

 

The site has nearby access to Regional transit. The site is 

approximately 3km along local roadways to the Niagara College 

Niagara-on-the-Lake Campus. This stop is serviced by Niagara 

Region transit routes 40/45 and 40A/45A Express, which connect 

with regional transit hubs, including the Morrison/Dorchester Hub, 

the Fairview Mall, and the St. Catharines Terminal. This stop is also 

serviced by GO Transit (see Figure 6).  

 

Niagara-on-the-Lake is also serviced by the NRT OnDemand transit 

ride-share service. The service provides flat-fee trips within the 

service boundaries with no fixed schedules or routes. This provides 

service both within Niagara-on-the-Lake, including to the nearby 

regional transit stop, and between municipalities.  

 

2.4 Local Amenities 

 

The Subject Site is within proximity to various public service 

facilities, including schools, hospitals, fire stations and libraries. A 

breakdown of nearby facilities is shown in Figure 7. 

 

Local public schools within a 5km radius include St. Davids Public 

School (3km), St Michael Catholic Elementary School (5km), A.N 

Myers Secondary School (5km) and Prince Philip French Immersion 

Public School (5km), however the Site is in the catchment area for 

additional schools based on program type.  

 

The nearest fire station is the Niagara-on-the-Lake District 5 Fire 

Station, 1km from the site. Nearby libraries include the Stamford 

Centre Library and St. Catharines Public Library, both 

approximately 5km from the site. The Merritton Community Centre 

is also 5km away in St Catharines.  
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Figure 6 – Region of Niagara Transit Network (Source: Niagara Region Transit Routes and Schedules, 2022) 
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Figure 7 – Nearby Amenities (Source: Google Earth, 2022) 
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3.0 Proposed 

Development 

3.1 Description of Proposed 

Development 

 

The development application proposes 383 residential units 

consisting of 55 single detached lots, 121 freehold townhouses, 

183 mixed condominium townhouses, and 24 units in a mixed use 

block, public and private roads, a stormwater management block, 

and a park block. A Conceptual Site Plan is shown on Figure 8. With 

a developable area of 15.422ha, the proposal has a net 

developable density of 24.89 units per hectare.  

 

A network of 5 public roads, Street A to E, will provide access 

throughout the site. Public roads will have a right-of-way width of 

15.0m with 1.5m servicing easements on either side. Street A will 

extend from Concession 7 Rd and create a loop that is intersected 

by streets C, D, and E. Street B will connect to Street A and provide 

additional connection to Concession 7 Rd, approximately 40m from 

the entrance of Street A. Sight triangles are proposed at both 

entrances off Concession 7 Rd. 

 

Blocks 13-67, which are located farthest from the entrances, consist 

of 55 single family residential dwellings.  Blocks 1 to 12 and 68 to 

84 will be developed into 121 freehold townhouse units with 

frontage on the proposed public roads. Blocks 85 and 87, located 

in the southeast corner, with frontage along Concession 7 Rd, will 

consists of 183 condominium townhouse units, serviced by private 

lanes. These will include standard, double front, and back-to-back 

townhouses. Block 86, located between the Street A and B 

entrances has frontage along Concession 7 Rd and will consist of 

mixed use development. including 21 townhouses (double front 

and back-to-back), and a commercial building with frontage along 

Concession 7 that contains 3 residential units above the 

commercial use.   

 

Block 89, located in the northwest corner of the development, will 

contain stormwater management infrastructure. Block 88, located 

near the entrances off Concession 7, will consists of a park to be 

dedicated to the Town.  

 

Remnant lands located along the western and northern creek and 

tributaries, including areas of High Constraint as outlined through 

Environmental Impact Study, are not included in the development 

proposal, and the appropriate buffers have been incorporated. The 

northern boundary has also been designed to reflect the Urban 

Boundary.  

  

3.2 Required Approvals 

 

Official Plan Amendment, Zoning By-law Amendment and Draft Plan 

of Subdivision Applications are being submitted to facilitate the 

proposed development. 

 

An Official Plan Amendment is being proposed to bring the Subject 

Site into conformity with the regional policy framework per the 

Glendale District Plan. The Official Plan Amendment will re-

designate the development portions of the Subject Site to the 

appropriate residential designations in both the Official Plan and 

Glendale Secondary Plan and refine the environmental 

designations based in the enclosed Environmental Impact Study. A 

draft Official Plan Amendment has been included as Appendix A to 

this report. 

 

A Zoning By-law Amendment is proposed to permit the 

development. The Zoning By-law will rezone the development 

portion of the site to three zones with site specific exceptions, 

including Residential (R1-XX) Zone, Residential Multiple (RM5-XX) 
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Zone, and Village Commercial (VC-XX) Zone, as well as portions of 

the Subject Site to be designated as Open Space (OS) Zone. It will 

additionally refine the existing Open Space – Key Features (OSF) 

Zone in line with the submitted Environmental Impact Study, and 

rezone the portions of land zoned Rural outside of the Urban 

Boundary to Open Space. A draft Zoning By-law Amendment has 

been included as Appendix B to this report. 

 

A Draft Plan of Subdivision application will be required to facilitate 

the proposed development. This application will establish the 

public street network and lots and blocks for residential 

development, as well as the stormwater management pond, and a 

public park. The remaining areas subject to environmental 

constraint are not proposed to be included in the Draft Plan of 

Subdivision. 
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Figure 8 – Conceptual Site Plan (Source: T. Johns Consulting Group, 2022) 
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4.0 Policy 

Context & Analysis 

4.1 Provincial Policy Statement 

(2020) 

 

The Provincial Policy Statement (PPS) provides overall direction on 

matters of provincial interest that must be reflected in municipal 

planning decisions. The PPS was issued under Section 3 of the 

Planning Act, 1990 and provides provincial direction in terms of land 

use planning and development in Ontario. The current PPS 

document came into effect on May 1, 2020. 

 

The PPS states that healthy, liveable, and safe communities are 

sustained by promoting efficient development and land use 

patterns and accommodating an appropriate affordable and 

market-based range and mix of residential types, employment 

institutional, recreation, park and open space, and other uses to 

meet long-term needs (Policy 1.1.1a), b)). The PPS outlines how 

settlement areas shall be the focus of growth and development, and 

land use patterns within settlement areas shall be based on 

densities and a mix of land uses which efficiently use land and 

resources (Policies 1.1.3.1, 1.1.3.2a)). Further, new development 

taking place in designated growth areas should occur adjacent to 

the existing built-up area and should have a compact form, mix of 

uses and densities that allow for the efficient use of land, 

infrastructure and public service facilities (Policy 1.1.3.6). 

 

With regards to housing, the PPS states that planning authorities 

shall provide for an appropriate range and mix of housing options 

and densities by, among other things, directing the development of 

new housing towards locations where appropriate levels of 

infrastructure and public service facilities are or will be available to 

support current and project needs (Policy 1.4.3c)).  

 

Further, with regards to public spaces, recreation, parks, trails and 

open spaces, the PPS states that healthy, active communities 

should be promoted by planning public streets, spaces and 

facilities to be safe, meet the needs of pedestrians, foster social 

interaction and facilitate active transportation and community 

connectivity (Policy 1.5.1.a)).  

 

Finally, with regards to sewage, water and stormwater, the PPS 

states that municipal sewage services and municipal water services 

are the preferred form of servicing for settlement areas to support 

protection of the environment and minimize potential risks to human 

health and safety. 

 

The proposed development supports the goals and policies 

outlined in the PPS in the following ways: 

➢ It promotes efficient use of land by locating development 

within a settlement area, that is adjacent to similar forms of 

development, and that makes use of the existing full 

municipal services in the area. 

➢ It provides a range of housing options through different 

forms of ownership and varied built-form types and sizes, 

including compact development forms and a mix of uses 

along the Concession 7 Rd frontage. 

➢ It provides high quality public spaces, including a public 

street network and central park amenity. Streets are 

designed to be compact and human-scaled in line with 

current Niagara-on-the-Lake standards, and will support a 

range of mobility types, including walking, cycling and 

driving. 
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4.2 Growth Plan for the Greater 

Golden Horseshoe

 

The Growth Plan for the Greater Golden Horseshoe (“Growth Plan”) 

was approved under the authority of the Places to Grow Act, 2005 

by the Lieutenant Governor in Council of the Province of Ontario 

and came into full force and effect on June 16, 2006.  The Growth 

Plan for the Greater Golden Horseshoe 2019 was prepared and 

approved under the Places to Grow Act, 2005 to take effect on May 

16, 2019. Amendment 1 (2020) to the Growth Plan for the Greater 

Golden Horseshoe 2019 was approved by the Lieutenant Governor 

in Council, Order in Council No 1244/2020 to take effect on August 

28, 2020. The Growth Plan provides a framework for managing 

growth in the Greater Golden Horseshoe including direction of 

where and how to grow, the provision of infrastructure to support 

growth, and protecting natural systems and cultivating a culture of 

conservation. The Growth Plan carries forward many of the 

principles and policies of the PPS relating to transit, land use and 

conservation. 

 

4.2.1 Where and How to Grow 

 

Under policies for managing growth, Policy 2.2.1.2a) states that the 

vast majority of growth will be directed to settlement areas that have 

a delineated built boundary, have existing or planned municipal 

water and wastewater systems, and can support the achievement 

of complete communities. 

 

A central priority in the growth plan is the creation of complete 

communities, which are communities that “are well des igned to 

meet people’s needs for daily living throughout an entire lifetime by 

providing convenient access to an appropriate mix of jobs, local 

services, public service facilities, and a full range of housing to 

accommodate a range of incomes and household sizes”. Applying 

the policies of the Growth Plan will support the achievement of 

complete communities that:  

➢ feature a diverse mix of land uses, including residential and 

employment uses, and convenient access to local stores, 

services, and public service facilities; 

➢ provide a diverse range and mix of housing options;  and 

➢ provide for a more compact built form and a vibrant public 

realm, including public open spaces.  (Policy 2.2.1.4a), c), 

e)) 

 

Furthermore, under Housing policies, the Growth Plan states that 

municipalities will support the achievement of complete 

communities by considering the range and mix of housing options 

and densities of the existing housing stock and planning to diversify 

their overall housing stock (Policy 2.2.6.2c) d)). Further, 

municipalities will consider the use of available tools to require that 

multi-unit residential development incorporate a mix of unit  sizes to 

accommodate a diverse range of household sizes and incomes 

(2.2.6.3).  

 

The Subject Site is located within a Designated Greenfield Area 

(“DGA”), as outlined in the Niagara-on-the-Lake Official Plan 

(discussed below). Policy 2.2.7.1 states that new development 

taking place in DGA’s will be planned, designated, zoned, and 

designed in a manner that supports the achievement of complete 

communities, supports active transportation, and encourages the 

integration and sustained viability of transit services. The minimum 

density target applicable to DGAs in the Niagara Region is not less 

than 50 residents and jobs combined per hectare (2.2.7.2).  

 

The proposed development will support the above goals outlined in 

Section 2 of the Growth Plan around growth management and the 

development of complete communities. The proposed 

development: 

➢ Directs growth to a settlement area, adjacent to existing 

services. As outlined in the Functional Servicing Report, 

service connections to the existing watermain along York 
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Road are accessible via easement with the neighbouring 

property.  

➢ Supports the development of complete communities 

through a range of housing and unit types. The range in unit 

sizes, from single detached up to back-to-back condo 

towns, will help support a variety of household incomes. 

➢ Includes appropriate densities for greenfield development. 

The proposed developable density of 24.89 units/ha along 

with the mixed-use development along Concession 7 Road 

will help support regional targets of 50 residents and jobs 

combined per hectare. This population will further support 

the provision of additional public service facilities and other 

local services within the Glendale area. 

➢ Enhances the public realm through the provision of 

compact, human-scaled public streets, and the provision of 

a central park.  

 

4.2.2 Protecting What is Valuable 

 

A Natural Heritage System for the Growth Plan has been mapped 

by the Province to support a comprehensive, integrated, and long-

term approach to planning for the protection of the Region’s natural 

heritage and biodiversity. The Natural Heritage System for the 

Growth Plan excludes lands within settlement area boundar ies that 

were approved and in effect as of July 1, 2017 (Policy 4.2.2.1). 

Beyond the Natural Heritage System for the Growth Plan, including 

within settlement areas, the municipality will continue to protect any 

other natural heritage features and areas in a manner that is 

consistent with the PPS and may continue to protect any other 

natural heritage system or identify new systems in a manner that is 

consistent with the PPS (Policy 4.2.2.6).  

 

Similarly, an Agricultural System for the GGH has been identified by 

the Province (Policy 4.2.6.1). Prime agricultural areas, including 

specialty crop areas, will be designated in accordance with 

mapping identified by the Province and these areas will be 

protected for long-term use for agriculture (4.2.6.2). 

 

A portion along the Northern edge of the Subject Site, along the Six 

Mile Creek tributary, falls outside of the Settlement Area Boundary. 

This portion is part of the Natural Heritage System and is 

designated Specialty Crop Area in the Province’s Agricultural 

System. Additionally, a portion in the southwest corner of the 

Subject Site, along the Six Mile Creek, is a Non-Provincially 

Significant Wetland (see Figure 10 and 11). Both portions have 

been excluded from the proposed development, and are not 

included as blocks within the Draft Plan of Subdivision. The northern 

limit of development is within the current Settlement Area Boundary, 

and all limits of development are designed to meet or exceed the 

relevant ecological buffers including the creek, tributary, valleyland 

top of slope, significant woodland, non-Provincially Significant 

Wetland, fish habitat, and other features. For further details, refer to 

the enclosed Environmental Impact Study, which is summarized in 

Section 5 below.    
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Figure 9 – Subject Site in the Growth Plan (Source: Growth Plan for the Greater Golden Horseshoe, 2020)
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Figure 10 – Proposed Draft Plan of Subdivision in the Natural 

Heritage System (Source: Ministry of Natural Resources and 

Forestry, 2022) 

 

 

Figure 11 – Proposed Draft Plan of Subdivision in the 

Provincial Agricultural System (Source: Agricultural Systems 

Portal, 2022)  
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4.3 Greenbelt Plan (2017) 

 

The Greenbelt Plan was prepared and approved under the 

Greenbelt Act, 2005 and took effect on December 16, 2004. The 

Greenbelt Plan protects agricultural lands, water resources and 

natural areas in Ontario’s Greater Golden Horseshoe region. The 

Greenbelt Plan (2017) was approved by the Lieutenant Governor in 

Council, Order in Council No 1025/2017, as an amendment to the 

Greenbelt Plan, effective July 1, 2017.  

 

The majority of the Subject Site is designated Towns/Villages within 

the Protected Countryside, with a portion along the northeast 

border being designated Natural Heritage System within the 

Protected Countryside (Figure 12). The portion within the Natural 

Heritage System is additionally located in the Niagara Peninsula 

Tender Fruit and Grape Speciality Crop Area.  

 

4.3.1 Settlement Areas 

 

Within settlement areas within the Protected Countryside, goals 

include: 

➢ Support for a strong rural economy by allowing for the 

social, economic and service functions through the 

residential, institutional and commercial/industrial uses 

needed by the current and future population within the 

Greenbelt, particularly within settlement areas; 

➢ Sustaining the character of the countryside and rural 

communities; 

➢ Support for the achievement of complete communities that 

promote and enhance human health and social well-being, 

are economically and environmentally sustainable, moving 

towards low-carbon communities, with the long-term goal 

of net-zero communities; and 

➢ Serving as centres for the development of community hubs 

where compatible services are co-located to address local 

needs in convenient locations that are accessible by active 

transportation and, where available, transit. (Policy 1.2.2.4).  

 

Policy 3.4.3.1 states that Towns/Villages are subject to the policies 

of the Growth Plan and continue to be governed by official plans 

and related programs or initiatives and are not subject to the 

policies of this Plan, save for the policies of sections 3.1.5 (Agri-

food Network), 3.2.3 (Water Resource System Policies), 3.2.6 

(External Connections), 3.3 (Parkland, Open Space and Trails) and 

3.4.2 (General Settlement Area Policies). 

 

Policy 3.3.3 states that for all lands falling within the Protected 

Countryside, municipalities should provide for a full range of 

publicly accessible, built and natural settings for recreation, 

including facilities, parklands, open space areas, trails and water -

based activities. 

 

The proposed development supports the goals and policies for 

Towns/Villages in the Greenbelt Plan. For example: 

➢ By providing a range and mix of housing, the proposed 

development promotes population densities which support  

the rural economy and the development of community hubs 

and more robust transit options; 

➢ The proposal supports the local network or public open 

spaces through the inclusion of a park block to be 

conveyed to the Town; and 

➢ The proposed community fits into the local rural character 

and will provide a high-quality public realm. 

 

4.3.2 Natural Heritage System and Speciality 

Crop Area  

 

Section 3.1.2 of the Greenbelt Plan specifies policies for Speciality 

Crop Areas. Lands shall not be redesignated in official plans for 

non-agricultural uses, and towns/villages are not permitted to 

expand into specialty crop areas (Policies 3.1.2.2, 3.1.2.3). Similarly, 

Section 3.2.2 includes policies on the Natural Heritage System of 

the Protected Countryside, including requirements for development 

or site alteration. Policy 3.2.2.6 similarly specifies that 

Towns/Villages are not permitted to expand into the Natural 

Heritage System.   
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Development is not proposed for the portions of land designated 

Natural Heritage System and Speciality Crop Area and it has not 

been proposed as a block for subdivision as part of the current 

development application. 

 

 

Figure 12 – Subject Site in the Greenbelt Plan (Source: Greenbelt Plan Map 124, 2017) 
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Figure 13 – Subject Site in the Niagara Peninsula Tender Fruit and Grape Area (Source: Greenbelt Plan, Schedule 2, 2017) 
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4.4 Niagara Region Official Plan 

(2014 Consolidation) 

 

The Niagara Regional Official Plan (“Niagara OP”) was adopted by 

Regional Council in November 1991. The Regional Official Plan was 

modified and approved by the Minister of Municipal  Affairs in 

December 1994. There have been numerous minor amendments to 

the Official Plan over the years with the current consolidation dated 

2014. The Niagara Regional Official Plan is the long-range, 

community planning document used to guide the physical , 

economic and social development of Niagara. 

 

The portion of the Subject Site subject to development is  listed as 

Designated Greenfield Area, within the Urban Area Boundary, in 

Schedule A (Regional Structure) of the Niagara OP. The northeast 

parcel is designated Protected Countryside in Schedule A (Figure 

14). Additionally, the Glendale Area is subject to a Regional District 

Plan, discussed in section 4.5 below, 

 

4.4.1 Managing Growth   

 

Under Section 4, Managing Growth, The Niagara OP outlines 

several objectives (4.A.1), including to: 

➢ (1) Direct the majority of growth and development to 

Niagara’s existing Urban Areas; 

➢ (4) Prevent urban development in inappropriate areas, thus 

contributing to the conservation of resources such as the 

Niagara Escarpment, the Greenbelt, aggregate areas, Core 

Natural Areas, and prime agricultural land; 

➢ (6) Build compact, mixed use, transit supportive, active 

transportation friendly communities in the Built -up Area and 

in Designated Greenfield Areas; 

➢ (8) Provide a foundation for developing access to intra and 

inter-city transit; 

➢ (10) Provide a framework for developing complete 

communities all across Niagara, including a diverse mix of 

land uses, a range of local employment opportunities and 

housing types, high quality public open spaces, and easy 

access to local stores and services via automobile, transit 

and active transportation; and 

➢ (12) Direct growth in a manner that promotes the efficient 

use of existing municipal sewage and water services.  

 

With regards to Greenfield development in particular, Policy 4.C.5.1 

states that Designated Greenfield Areas will be planned as compact, 

complete communities by: 

➢ a) Where permitted by scale, accommodating a range of 

land uses including residential, commercial, institutional, 

recreational, employment and other uses; 

➢ b) Where limited by scale or configuration, making a 

significant contribution to the growth of the respective 

Urban Areas as a complete community; 

➢ c) Providing opportunities for integrated, mixed land uses;  

➢ d) Creating street patterns that are fine grain and in grid 

pattern, supporting transit and active transportation within 

the area and to adjacent areas; 

➢ e) Ensuring that Greenfield development is sequential, 

orderly and contiguous with existing built -up areas; and  

➢ f) Ensuring that the provision of municipal servicing is in 

accordance with the water and wastewater servicing master 

plans. 

 

The Region will require a minimum combined gross density target 

of 50 people and jobs per hectare across all Designated Greenfield 

Areas, excluding specific features within the Environmental 

Protection Areas and Environmental Conservation Areas and any 

other non-development features (Policy 4.C.6.1).  

 

The proposal supports the goals within the Niagara OP for 

managing growth by: 

➢ Directing development and associated population growth 

to an existing urban area and designated greenfield area; 

➢ Delineating areas for environmental protection which are to 

be excluded in the subdivision and development of the 

lands; 

➢ Providing a compact, complete community which will 

provide the necessary population densities to support 
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transit, community facilities, and other services both within 

and near the development. The proposed density of 24.89 

units/ha will support the gross density target of 50 people 

and jobs per hectare; 

➢ Including a mix of uses along the Concession 7 Road 

frontage; 

➢ Designing a street system which is compact and provides 

potential for multi-modal and active transportation; and 

➢ Optimizing the use of an existing municipal water and 

sanitary system which has been shown to have excess 

capacity through the associated studies. 

 

4.4.2 Housing and Community Services  

 

Section 11 of the Niagara OP includes objectives and policies for 

Housing and Community Services. With regards to housing, the 

Region encourages the provision of a variety of housing types 

within urban communities and neighbourhoods to serve a variety of 

people as they age through the life cycle (Policy 11.A.1).  

 

Further, Policy 11.A.2 encourages the development of attractive, 

well designed residential development that: 

➢ a) Provides for active transportation within neighbourhoods 

with connections to adjacent residential and commercial 

areas, parks and schools.  

➢ b) De-emphasizes garages, especially in the front yard. 

➢ c) Emphasises the entrance and points of access to 

neighbourhoods.  

➢ d) Is accessible to all persons.  

➢ e) incorporates the principles of sustainability in building 

design. 

➢ f) Provides functional design solutions for such services as 

waste collection and recycling.  

➢ g) Provides an attractive, interconnected and active 

transportation friendly streetscape.  

➢ h) Contributes to a sense of safety within the public realm.  

➢ i) Balances the need for private and public space.  

➢ j) Creates or enhances an aesthetically pleasing and 

functional neighbourhood.  

➢ k) Encourages a variety of connections based on 

transportation mode between land uses based on diverse 

transportation modes, allowing people to move freely 

between the places where they live, work and play. 

 

Section 11.B outlines policies for community facilities, which 

include but are not limited to active recreational areas such as 

parks, arenas and trails, and institutions such as schools, churches 

and government offices (Policy 11.B.1). Recognizing that smaller 

scale community facilities are an integral component to liveable, 

active transportation friendly neighbourhoods, the Region 

encourages the integration of smaller-scale community facilities 

within neighbourhoods. These smaller-scale community facilities 

are intended to serve neighbourhood residents (Policy 11.B.4).  

 

Additionally, policy 11.B.9 states that the Region of Niagara will 

liaise with local municipalities, the NPCA and other agencies and 

organizations, such as land trusts, in securing natural areas for 

conservation purposes in greenfield areas and, where possible, in 

intensification areas. 

 

The proposal helps support these goals through the provision of a 

range of housing forms and through the inclusion of a cent ral park 

to serve the neighbourhood residents.  

 

While many of the considerations outlined in Policy 11.A.2 will be a 

focus of later detailed design stages, some initial considerations 

have been accounted for in this proposal. A well-connected public 

and private street network is proposed which will provide options 

for multi-modal and active transportation. Public rights-of-way are 

designed to be compact and human-centred to support an 

attractive and friendly streetscape. Right-of-ways are based upon 

the ‘Standard Utility Location Plan (15m R.O.W./8.5m Pavement – 

New Subdivision)’ standard outlined in Appendix 2 section 2.3 in 

the Niagara-on-the-Lake Municipal Engineering Standards. This is 

additionally in line with recent nearby developments, such as the 

Cannery Park Subdivision in the St. Davids Village Area to the east. 

Urban Design Guidelines (“UDG”) have been prepared by T. Johns 

Consulting Group, which outlines a vision for the local streetscape. 
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The UDG states that local roads are intended to provide a 

comfortable pedestrian experience with relatively low levels of local 

vehicular traffic. The UDG shows a local road cross section with 

one vehicular lane in each direction, and sidewalks and boulevards 

an either side. Additionally, the Transportation Impact Study (“TIS”) 

prepared by Paradigm Transportation Solutions Ltd. concludes that 

the street connections will be designed with adequate width to 

provide reasonable entry and exit from the development . 

 

Finally, the areas of high environmental constraint in the northeast 

and southwest portions of the site, as discussed elsewhere in  this 

report, are excluded from subdivision and development. This  will 

support Policy 11.B.9 with regards to securing natural areas for 

conservation purposes in greenfield areas.  

 

4.4.3 Rural, Agriculture, and Natural 

Environment  

 

Schedules B and C of the Niagara Official Plan provide information 

on the Agricultural Land Base and Core Natural Heritage System. 

Schedule B shows the northeast portion of the site to be part of the 

Unique Agricultural Area (Figure 15). Schedule C shows the 

portions of the Greenbelt Natural Heritage System as well as 

additional Environmental Conservation Areas, Environmental 

Protection Areas, and Fish Habitat along the Six Mile Creek 

Tributary in the northeast portion of the site, and Environmental 

Conservation Areas and Fish Habitat along the Six Mile Creek 

section along the west of the site (Figure 16).  

 

Section 5 of the Niagara OP includes policies for Rural and 

Agricultural Areas. In the Unique Agricultural Areas, the 

predominant use of land will be for agriculture of all types. 

Compatible uses such as forestry and conservation of plant and 

wildlife are also permitted (Policy 5.B.6). Non-agricultural uses 

should not be located in Agricultural Areas (Policy 5.B.7) . 

 

No development is proposed on the portions of the site outside of 

the Urban Area which are designated Unique Agricultural Areas.  

 

Section 7 outlines policies with regard to the Natural Environment. 

Policy 7.A.2 states that development should maintain, enhance or 

restore ecosystem health and integrity. First priority is to be given 

to avoiding negative environmental impacts. If negative impacts 

cannot be avoided, then mitigation measures shall be required. 

Additionally, new development should be designed to maintain or 

enhance the natural features and functions of a site (Policy 7.A.3). 

Policy 7.A.2.1 states that Development and site alteration shall only 

be permitted if it will not have negative impacts, including cross-

jurisdictional and cross-watershed impacts, on:  

➢ a) The quantity and quality of surface and ground water;   

➢ b) The functions of ground water recharge and discharge 

areas, aquifers and headwaters;  

➢ c) The natural hydrologic characteristics of watercourses 

such as base flow;  

➢ d) Surface or ground water resources adversely impacting 

on natural features or ecological functions of the Core 

Natural Heritage System or its components;  

➢ e) Natural drainage systems, stream forms and shorelines; 

and  

➢ f) Flooding or erosion. 

 

A stormwater management plan and a sediment and erosion control 

plan prepared and signed by a qualified engineer may be required 

with a development application depending on the scale and nature 

of the proposal and site-specific environmental conditions (Policy 

7.A.2.6). 

 

Policy 7.A.6.5 states that along valleylands where the valley bank 

height is equal to or greater than 3 metres the following provisions 

apply:  

➢ a) A minimum setback of 7.5 metres from the stable top of 

the valley slope, as identified by the Conservation Authority, 

shall be required for all new structures, including swimming 

pools and subsurface sewage disposal systems, and for 

site alterations.  

➢ b) Where the Conservation Authority finds evidence of slope 

instability or where the angle of the valley slope exceeds 3:1 

(Horizontal Distance: Vertical Distance) a geotechnical 
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report prepared by a qualified engineer shall be submitted 

with an application for new development or site alteration. 

A setback greater than 7.5 metres may be required where 

the Conservation Authority has determined, after 

considering the geotechnical report, that an increased 

setback is needed to address site specific conditions.   

➢ d) Where possible existing vegetation should be maintained 

within the setbacks required under this policy. Vegetation 

below the top of the valley slope shall not be disturbed.  

➢ e) New lots created through plan of subdivision, plan of 

condominium or consent shall not extend below the top of 

the valley slope as determined by the Conservation 

Authority. Lands below the top of the valley slope in plans 

of subdivision and plans of condominium shall be 

maintained as one block. The Region shall encourage 

dedication of these lands for conservation purposes either 

to the appropriate local municipality or to another public 

agency where there is a willing recipient. 

 

As outlined in Schedule C, the site includes portions of 

Environmental Protection Areas, Environmental Conservation Areas, 

and Fish Habitat. According to Policy 7.B.1.10, notwithstanding 

Policies 7.B.1.15 and 7.B.1.20 and the Policies in Chapter 7.A.2, 

within Environmental Protection Areas, within Fish Habitat in the 

Greenbelt Natural Heritage System, within key hydrologic features 

within the Unique Agricultural Areas, and within any associated 

vegetation protection zones in the Greenbelt Area, development 

and site alteration shall not be permit ted except for some 

exceptions.  

 

Policy 7.B.1.11 states that development and site alteration may be 

permitted without an amendment to this Plan: a) In Environmental 

Conservation Areas; and b) On adjacent lands to Environmental 

Protection and Environmental Conservation Areas as set out in 

Table 7-1 except for those lands within vegetation protection zones 

associated with Environmental Protection Areas in the Greenbelt 

Natural Heritage System. If it has been demonstrated that, over the 

long term, there will be no significant negative impact on the Core 

Natural Heritage System component or adjacent lands and the 

proposed development or site alteration is not prohibited by other 

Policies in this Plan. The proponent shall be required to prepare an 

Environmental Impact Study (EIS) in accordance with Policies 

7.B.2.1 to 7.B.2.5. Where it is demonstrated that all, or a portion of, 

an Environmental Conservation Area does not meet the criteria for 

designation under this Plan and thus the site of a proposed 

development or site alteration no longer is located within the 

Environmental Conservation Area or adjacent land then the 

restrictions on development and site alteration set out in this Policy 

do not apply. 

 

Policy 7.B.1.15 states that within Fish Habitat as identified on 

Schedule C, or adjacent lands as specif ied in Table 7-1, 

development and site alteration may be permitted if it will result in 

no net loss of the productive capacity of fish habitat as determined 

by the Department of Fisheries and Oceans or its designate. The 

proponent shall be required to prepare an Environmental Impact 

Study (EIS) to the satisfaction of the Department of Fisheries and 

Oceans, or its designate, in accordance with Policies 7.B.2.1 to 

7.B.2.5. 

 

Where development or site alteration is approved in or adjacent to 

the Core Natural Heritage System new lots thus created shall not 

extend into either the area to be retained in a natural state as part 

of the Core Natural Heritage System or the buffer zone identified 

through an Environmental Impact Study prepared in accordance 

with Policies 7.B.2.1 to 7.B.2.5. The lands to be retained in a natural 

state and the adjacent buffer zone shall be maintained as a single 

block and zoned to protect their natural features and ecological 

functions. The Region shall encourage the local municipalities, the 

Conservation Authority and other appropriate public and private 

conservation organizations to assume ownership of these lands 

(Policy 7.B.1.18). 

 

Several studies have been completed as part of this application to 

support conformity with the policies out lined here. These include: 

➢ A Stormwater Management Report, prepared by Upper 

Canada Consultants; 
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➢ An Environmental Impact Study, prepared by Ecological & 

Environmental Solutions and LCA Environmental; and 

➢ A Slope Stability Assessment, prepared by Landtek Limited 

 

For further details, refer to Section 5 of this report or the respective 

studies in their entirety.  

 

The Stormwater Management Report has been completed in 

conformity with Policy 7.A.2.6 which addresses how any negative 

effects outlined in Policy 7.A.2.1 will be avoided. The report 

provides recommended measures, including a stormwater 

management facility to provide Enhanced Protection to the 

stormwater before outletting to Six Mile Creek and to provide 

stormwater quantity controls for the outlet to limit the proposed 

development peak flows from the 5-year, and 100-year storm 

events to existing peak flow levels. Erosion and sediment control 

measures are additionally outlined.  

 

No development is proposed within the Environmental Protection 

Area (EPA) or Greenbelt Area, both of which fall outside of the 

Urban Area Boundary. Additionally, no development is proposed 

within 7.5m of the top of slope, as outlined in the Environmental 

Impact Statement. The report notes that the top of slope was 

revised through surveys by Upper Canada Consultants in 

consultation with NPCA. The EIS maps areas of low, moderate, and 

high constraint. EPAs and Environmental Conservation Areas 

(ECAs), which contain significant woodlands and a locally 

significant wetland, are constrained within the regulated valleylands 

associated with Six Mile Creek, with the exception of two small  

portions of ECAs located above the valley slope. Development is 

excluded in areas of high constraint which includes the minimum 

setback of 7.5m from the physical top of slope (which includes the 

woodlands and valleylands within this area). Regarding the ECAs 

above the slope:  

➢ The significant woodland along the western portion was 

assessed and did not provide any significant features or 

functions. It was therefore identified as a low constraint to 

development.  

➢ Field studies identified the portion of ECA along the north 

of the subject lands as thicket, not meeting definition of a 

significant woodland. This portion, as well as the headwater 

drainage feature associated with the thicket were also 

identified as low and moderate constraints due to the lack 

of fish habitat or native vegetation, as well as the significant 

erosion of the feature.  

 

Development is proposed within these portions with mitigation 

measures recommended. As such, policies 7.A.6.5, 7.B.1.10, 

7.B.1.11, 7.B.1.15 with regards to valleylands, EPAs, ECAs, 

Greenbelt NHS and Fish Habitat are satisfied. For further details 

regarding policy conformity, refer to the EIS in its entirety.  

 

The lands excluded from development have been excluded from 

subdivision as shown on the included Draft Plan. Ownership for 

these lands can be assumed by the appropriate agency as per 

Policy 7.B.1.18.   
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Figure 14 – Subject Site in the Niagara Region Official Plan Schedule A: Regional Structure (Source: Regional Official Plan 

Amendment 17, 2021)
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Figure 15 – Subject Site in the Niagara Region Official Plan Schedule B: Agricultural Land Base (Source: Niagara Region Official 

Plan Schedule B, 2015) 
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Figure 16 – Subject Site in the Niagara Region Official Plan Schedule C: Core Natural Heritage (Source: Niagara Region Official Plan 

Schedule C, 2015) 
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4.5 Glendale District Plan (August, 

2020) 

 

The Glendale District Plan is a pro-active development strategy 

which sets out a high-level framework for the land use planning, 

design, and development of a complete community. The Final Draft 

of the Glendale District Plan, dated August 2020, was endorsed by 

Niagara Regional Council on September 17
th

, 2020. On March 25, 

2021, Regional Council passed Regional Official Plan Amendment 

17 (“ROPA 17”), which incorporates policy for the Glendale District 

Plan into the Region’s Official Plan. The District Plan is intended to 

be used to guide development proposals and evaluate future 

planning applications/projects in the area.  Further, policy 

4.G.14.B.17, implemented through ROPA 17, states that local 

municipal Official Plans, Secondary Plans, and Zoning By-laws shall 

be updated to implement the vision, objectives, and policy direction 

of Glendale District Plan, as required. 

 

The Glendale study area is approximately 700 ha generally bound 

by Queenston Road to the north, the Niagara Escarpment to the 

south, Concession 7 Road to the east, and the Welland Canal to 

the west. The QEW bisects the study area and includes the 

Glendale Avenue interchange. The plan states that Glendale will 

benefit from a District Plan to direct future growth and guide the 

transformation of the area into a vibrant, compact, complete mixed-

use urban environment. 

 

The District Plan contains a Land Use Concept and Demonstration 

Plan Map, which shall be used to guide the layout and design of 

permitted development within the District Plan settlement area 

(Policy 4.G.14.B.18, ROPA 17). Portions of the Subject Site are 

designated Low Density Residential, Medium Density Residential, 

Environmental Protection Area, Regional Environmental Protection 

Area, Conservation, and Parks (Figure 17). The Demonstration Plan, 

which the Plan states is ‘for illustrative purposes only’, shows a 

variety of residential forms of development within the Medium and 

Low Density Residential portions, as well as a central Park  (Figure 

18). Policy 4.G.14.B.21 of ROPA 17 states that minor refinements 

the land use concept may be permitted as a result of future planning 

study or technical review provided it is consistent with the overall 

vision and framework of the Glendale District Plan. 

 

Section 4.1, Community Structure Direction, states that ‘a complete 

community relies on density and diversity through a variety of land 

uses and built form, an activated public realm, and walkable, 

connected streets. It must also establish a population that will 

support local services, facilities and commercial  offerings’. 

Similarly, the Plan is guided by 9 key directions, including: 

➢ Protect and enhance the landscape/ natural features; and 

➢ Provide a diverse range of housing ensuring choice and 

affordability. 

 

A Transit Hub is also proposed for the Glendale District . Policy 

4.G.14.B.3 of ROPA 17 states that a transit station/hub will be 

centrally located to serve the entire Glendale area and beyond. The 

final location/configuration, transit operations and logistical 

requirements for this hub will be determined via the completion  of 

a feasibility study and ongoing discussion with the Inter -Municipal 

Transit Working Group and other key stakeholders. At present, the 

District Plan envisions the Transit and Community Hub at the 

northeast corner of Taylor Road and Glendale Avenue, across from 

the Niagara College campus. This location is approximately 3km 

from the Subject Site.  

 

Section 4.6 of the District Plan outlines a vision for East Glendale, 

which consists of the Subject Site. The plan states that ‘The East 

Glendale area is somewhat isolated from the rest of the plan area 

by the Six Mile Creek and associated environmental features. For 

this reason, the District Plan recommends the change in land use 

from an employment designation to a low-medium density 

residential area. Consideration of the land use change will be 

further reviewed through the Secondary Plan update.’  

 

Section 4.10 of the plan outlines a preliminary population and 

employment forecast. Based upon the demonstration plan, an 

estimated total population at build out could be approximately 

15,000 people and 7,500 jobs, including the existing population and 
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jobs. Example built forms are provided for each land use category, 

including: 

➢ Low density – ground related residential built form such as 

single detached, semi-detached and townhouses; and 

➢ Medium density – denser built form such as townhouses, 

stacked or back-to-back townhouses, as well as low-rise 

and mid-rise apartment buildings. 

 

The current development proposal supports the goals and policies 

as laid out in the Glendale District Plan and ROPA 17 as follows: 

➢ The proposal follows the proposed land use for East 

Glendale with some minor refinements; 

➢ The proposal provides for a full range of housing, including 

through the built forms proposed by the Glendale 

Secondary Plan for low and medium density areas, 

including single detached, townhouse, back-to-back 

townhouses, and a low-rise mixed use building; 

➢ The development will help provide the envisioned 

population density to best support the local services and 

transit hub; 

➢ The proposal will provide a high-quality, activated public 

realm through the provision of the central park, and the 

design of a compact, human-scaled network of public 

streets. 

➢ The proposal provides the centralized park as envisioned 

by the Demonstration Plan included in the District Plan; 

➢ The proposal reflects the goals for environmental protection 

by excluding areas of high environmental constraint from 

subdivision and development. 

 

As stated in ROPA 17, minor refinements to the land use concept 

may be permitted. The current proposal includes some minor 

refinements to the location of low versus medium density residential, 

and the exact location of environmental protection areas. In 

contrast to the proposed concept, the proposed Draft Plan of 

Subdivision and Concept Plan propose to include low density 

development on the northwest portion of the site, with medium 

density development positioned closer to and along Concession 7. 

This proposed concept provides better activation along 

Concession 7 Road, including through the mixed-use block. It 

additionally minimizes the amount of traffic that needs to travel 

farther into the site, improving the overall traffic flows. Additionally, 

the proposed environmental buffers and limits of development have 

been refined beyond what is shown in the District Plan. This has 

been informed through the Environmental Impact Study prepared 

by Ecological & Environmental Solutions and LCA Environmental. 

For further details on this study, see section 5 below.  
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Figure 17 – Subject Site in the Glendale District Plan Land Use 

Concept (Source: Glendale District Plan, August 2020) 
 

Figure 18 – Subject Site in the Glendale District Plan 

Demosntration Plan (Source: Glendale District Plan, August 

2020) 
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4.6 Niagara-on-the-Lake Official Plan 

(As Amended to July 2017) 

 

In May, 1987, the Town of Niagara-on-the-Lake commenced a 

planning program with the objective of preparing a new Official Plan 

for the entire municipality and completed a Technical Planning 

Study for the Official Plan in March 1989. The Council of the 

Corporation of the Town of Niagara-on-the-Lake has given careful 

consideration to the responsibilities afforded under the Planning 

Act, 1983, and has prepared the Official Plan as a formal statement 

of public policies. The latest version includes amendments until July 

2017. 

 

The Subject Site is designated Prestige Industrial, with portions 

designated as Conservation in Schedule F – Glendale Land Use in 

the Niagara-on-the-Lake Official Plan (“NOTL OP”) (Figure 19). 

Schedule I5 – Growth Management shows the majority of the site 

to be within the Designated Greenfield Area, while the northern 

portion of the site falls outside of the Urban Area Boundary. 

Glendale is also subject to the Glendale Secondary Plan (2010), 

discussed in section 4.7 below.  

 

4.6.1 General Development Policies 

 

Section 6 of the NOTL OP outlines policies applying to all 

designations shown on the Land Use Plans. The following includes 

a review of policies relevant to the current development proposal.  

 

6.1 Archaeological Survey. Policy 6.1 states that as a condition of 

a planning application for the development or redevelopment of 

land, the municipality in consultation with the authority having 

jurisdiction may require the proponent to undertake an 

Archaeological Survey. A Stage 1-2 Archaeological Assessment 

prepared by Detritus Consulting Ltd. has been included as part of 

this application and is summarized in section 5 below.  

 

6.4 Building Heights. As outlined in Policy 6.4, the building heights 

in Niagara-on-the-Lake have generally not exceeded 11 metres (36 

feet). For the most part this low-rise character should be maintained 

and the zoning by-law should limit building height accordingly. The 

proposal consists of low-rise development not exceeding three 

storeys for residential buildings and four storeys for mixed use 

buildings. The proposed Zoning By-law Amendment includes 

maximum building heights of 10m for residential building, with the 

exception of block townhouses, which are proposed to have a 

maximum height of 12.0m. The Mixed Use block will permit 15m 

building heights in line with existing Village Commercial 

permissions. This maintains the intent of the Official Plan while 

allowing flexibility in built form to achieve appropriate levels of 

urban density. 

 

6.5 Contaminated Areas. As outlined in Policy 6.5, any new use or 

redevelopment of lands where Council has reason to believe that 

soil contamination may be present shall, require prior to any Council 

approval of the new use or redevelopment, a professional analysis 

of soils on the site to determine the presence, type(s) and 

concentration of contaminants which may be hazardous to the 

environment and/or to human health. Such an analysis shall be 

based upon all present and previous uses of the site and shall be 

submitted to the authority having jurisdiction and the Town for 

approval of the remedial works. Two Phase 1 Environmental Site 

Assessments have been prepared by Andre Breberina P.Geo for 

the north portion and Pinchin Ltd. for the south portion of the site in 

support of this application. Both reports are summarized in section 

5 below. 

 

6.6. Cost of Servicing Development. Policy 6.6. states that no new 

development in the Town will be permitted in any location where it 

would contribute to a demand for public services which are not 

economically feasible to provide, improve or maintain. Instead, 

development should be permitted only in locations where demands 

on public services will be minimized, urban areas, or where it can 

most effectively utilize existing services. The current proposal 

makes efficient use of existing services which extend along York Rd 

to a property directly adjacent to the Subject Site, and which have 
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been shown to have sufficient capacity, as outlined in the included 

Functional Servicing Report, summarized in section 5 below.  

 

6.11 Frontage on a Public Street. Policy 6.11 states that 

development will only be permitted where the lot has frontage onto 

a public roadway, with minimal exceptions. The current 

development includes frontage on Concession 7 Road, and 

additional public roadways are proposed throughout the 

development. 

 

6.15 Land Abutting Conservation Designations. Policy 6.15 states 

the municipality shall consult with the Ministry of Natural Resources 

and Forestry and/or the Conservation Authority prior to the approval 

of any development on lands abutting Conservation Areas. 

Proposed uses shall be sensitive to and minimize any impact on the 

natural environment in a Conservation designation. Building 

setbacks and buffering may be a requirement in Zoning By-laws 

and/or Site Plan Control. It should be noted that additional policies 

apply to lands abutting or near Wetlands, Conservation Areas and 

Areas of Natural and Scientific Interest (ANSI's) and reference 

should be made to Section 16 Conservation/Wetlands in this regard. 

An Environmental Impact Study has been prepared by Ecological & 

Environmental Solutions and LCA Environmental and is 

summarized in section 5 below. The EIS includes appropriate limits 

of development, mitigation measures, and other recommendations 

to minimize any impact on the natural environment. The EIS 

concludes that there are no significant negative impacts expected 

and no disruption to any Species at Risk, Significant Wildlife Habitat, 

or any other Significant natural heritage feature. Further discussion 

of Section 16 policies is included below.  

 

6.17 Lot Sizes. Policy 6.17 states that the lot area and lot frontage 

shall be suitable for the proposed uses and should conform to the 

provisions of the implementing Zoning By-law. In considering any 

plan of subdivision or consent application regard shall also be had 

to the minimum lot sizes provided in the zoning by-law so as to 

keep the lots as small as possible in relation to the efficient use of 

land and the need to preserve the agricultural land resource. The 

proposed development consists of a range of compact lots and 

blocks to support the efficient use of land. The Zoning By-law 

Amendment includes site-specific provisions to permit more 

compact lot sizes beyond what is permitted in the Residential (R1) 

and Residential Multiple (R5) Zones to support a density 

appropriate for a fully serviced, urban area. 

 

6.21 Parking and Loading Facilities. According to Policy 6.21, off-

street parking areas and loading facilities shall be provided for the 

applicable uses as required by the implementing Zoning By-law. 

Access points to parking areas and loading areas shall be limited 

in number and designed in a manner which will minimize the danger 

to pedestrian and vehicular traffic in the immediate area and 

compatible with abutting properties. Off-street parking will be 

provided for in the proposed residential subdivision. Parking rates 

will follow the requirements laid out in Section 6 of the Zoning By -

law for single detached, townhouse and mixed commercial and 

residential uses. Detailed design considerations can be addressed 

through subsequent site plan and building permit applications.  

 

6.22 Parks and Dedication. According to Policy 6.22, for residential 

development, the Town of Niagara-on-the-Lake shall, as a condition 

of approval, require that up to five per cent of such lands be 

conveyed to the municipality for park or other public recreational 

purposes. All lands to be so conveyed shall require approval by the 

municipality. The proposed development includes a park block to 

be dedicated to the Town that makes up 5% of the total developable 

site area.  

 

6.23 Planning Impact Analysis. Policy 6.23 required a Planning 

Impact Analysis as part of any application for an Official Plan and/or 

Zoning change. If the application is initiated by a development 

proposal, then the proponent shall prepare and submit the required 

Planning Impact Analysis as part of the application. This Planning 

Rationale Report in combination with the associated studied 

completed serves as the Planning Impact Analysis and addresses 

the considerations outlined in policy 6.23. 

 

6.28 Requirements for Development. Policy 6.28 states that before 

any development is approved, the municipality shall be satisfied 
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that necessary utilities, fire protection and police protection are 

adequate. In all cases approval will be given only in locations where 

such services are economically feasible to provide and maintain 

without creating an undue financial burden on the municipality or 

existing residents. The Subject Site is located within the Settlement 

Area Boundary and is located in proximity to nearby amenities , 

including a fire hall, as outlined in section 2.4 of this report.  

 

6.29 Road Setbacks. Policy 6.20 outlines that to comply with right-

of-way widths established by the appropriate road authority, 

setbacks from roads shall be provided as required by the 

implementing Zoning By-law. Such setbacks shall be sufficient to 

allow space for landscaping and off-street parking, loading and 

movement of vehicles clear of any road allowances. As part of the 

pre-consultation, Operations Staff provided comments, dated 

March 4, 2021, outlining a 26m road allowance for Concession 7 

Road, as outlined in the Glendale Servicing Study Update (1992).  

As such, a 3m road widening may be needed. The comments 

additionally note that the Glendale District Plan shows Concession 

7 Road as a character road, and as such the required road width 

needs to be determined with Regional staff. Standard setbacks as 

laid out in the Residential Multiple (R5) are proposed for the condo 

blocks along Concession 7 Road, and a 6.0m front yard setback is 

proposed for the Mixed Use block fronting Concession 7 Road.  

 

6.30 Servicing Policies. Below includes a brief summary of servicing 

policies within section 6.30 as they relate to the current application: 

➢ (1) a) New development will be limited by the available 

capacities of services. Where within any Urban Boundary 

full municipal services are not available it is a policy of this 

Plan that development may be restricted. 

o Municipal services with sufficient capacity are 

currently available along York Rd via connection 

through the adjacent site. For further details, refer 

to the Functional Servicing Report.  

➢ (2) c) Within any Urban Boundary development shall be 

required to connect to municipal sanitary sewers upon 

confirmation that sewage treatment capacity is available.  

o The Functional Servicing Report included in this 

application outlines the sufficient capacity available 

in the adjacent existing sanitary sewer. 

➢ (4) a) No development shall occur without appropriate 

regard for storm run-off, on-site collection and channeling 

of storm water to an adequate outlet. Drainage shall be to 

a storm sewer outlet satisfactory to the Town. 

➢ (4) e) Design of development proposals shall incorporate 

on-site control techniques to minimize peak storm water 

flows, and to ensure adequate water quality treatment. 

➢ (4) h) Development shall be permitted only on lands having 

soil and drainage conditions which are suitable for 

development and only with appropriate storm water 

management and sediment control. 

o Regard for appropriate stormwater management, 

on-site control techniques, and erosion and 

sediment control has been addressed through the 

included Stormwater Management Plan. 

 

4.6.2 Land Use 

 

The majority of the Subject Site is currently designated Prestige 

Industrial as per Schedule F – Glendale Land Use in the NOTL OP. 

This designation permits a range of main uses including prestige 

type industrial uses and non-obnoxious industrial uses, as well as 

secondary uses (recreation facilities, limited residential, etc.) . 

Residential development at the scale proposed is not permitted 

under the current land use designation.  

 

As outlined in more recent policy directions in the Glendale District 

Plan, the site is envisioned to support low and medium density 

residential development. As stated within the Glendale District Plan 

the plan is intended to be used to guide development proposals 

and evaluate future planning applications/projects in the area.  

Further, policy 4.G.14.B.17 within ROPA 17, states that local 

municipal Official Plans, Secondary Plans, and Zoning By-laws shall 

be updated to implement the vision, objectives, and policy direction 

of Glendale District Plan, as required. As such, the current 

application seeks to address these local planning amendments as 
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envisioned in the District Plan. The proposal supports the policy 

directions in the District Plan through the request of a  site-specific 

Official Plan Amendment to re-designate these lands to Low and 

Medium Density Residential designations with site-specific 

exceptions. For further details, refer to the draft Official Plan 

Amendment included as part of this application (Appendix A).  

 

By re-designating these lands, which are located within an urban 

area anticipating population growth, are separated through 

environmental features from other industrial lands, are immediately 

adjacent to residential development to the north, and are adjacent 

to existing services with sufficient capacity,  the application will 

support several of the goals outlined in section 9.2 with regard to 

the Residential Land Use designations, including: 

➢ (1) To ensure that sufficient lands have been placed in a 

Residential designation to accommodate the anticipated 

population in a suitable variety of locations, densities, and 

unit types; 

➢ (3) To ensure that new development or redevelopment is 

appropriately located, is compatible with surrounding land 

uses, incorporates energy efficient aspects in its design, 

retains to the greatest extent feasible desirable natural 

features and uses land in an efficient manner; 

➢ (4) To encourage the development of economical housing 

in a suitable environment; 

➢ (7) To encourage infill residential development of vacant or 

underutilized parcels of land in residential areas where such 

development will be compatible with existing uses and 

where it will contribute to the more efficient use of sewer 

and water services and community facilities; and  

➢ (8) To minimize the potential for land use compatibility 

problems which may result from the mix of residential 

densities or the mix of residential and non-residential uses. 

 

The site includes a mix of uses which are considered low density 

residential (single detached, Policy 9.3.1 (1)) and medium density 

residential (townhouses, apartments, Policy 9.3.2 (1)), as well as 

one mixed use block. With regard to General Residential Policies, 

Policy 9.4 (4) limits residential density to 14 units per hectare for 

low density residential developments and 30 units per hectare for 

medium density residential developments. As such, the application 

seeks relief from these density provisions in the form of a site-

specific residential exception (EX-RES-XX). The exception also 

permits the mix of commercial and residential uses in Block 86 

along Concession 7, which are not otherwise permitted in 

residential designations. Additional provisions are specified in the 

draft Zoning By-law Amendment included in this application 

(Appendix B).  

 

Additionally, portions of the site are designated Conservation in 

Schedule F. Section 16 of the OP outlines objective and policies for 

Conservation lands. Primary permitted uses on these lands include 

forestry, fisheries management, wildlife management, waterfowl 

production, floodplains, environmental protection, public and 

private parks (parks are permitted only within urban boundaries), 

and activities and facilities of the Niagara Parkway Commission. 

Limited secondary uses are also permitted, including yard space 

for any use permitted in an abutting designation and accessory 

buildings or structures not used for human habitation permitted in 

an abutting designation (subject to approval).  Policy 16.4 (7) states 

that any applications for the redesignation of Conservation lands 

will be carefully reviewed and shall not adversely impact on the 

natural environment. Council shall, in conjunction with appropriate 

public agencies including the Conservation Authority, the Ministry 

of Natural Resources and Forestry and the Region, require a 

proponent to submit a study prepared by a qualified environmental 

specialist. Further, Policy 16.4 (10) states that in interpreting the 

boundary of any conservation designation the following principals 

shall apply…b) where lands abut any other watercourse or valley 

area designated conservation the boundary of the conservation 

designation shall be the floodline as established by the Niagara 

Peninsula Conservation Authority. In the absence of any floodline 

mapping the boundary of the conservation designation shall be the 

top of the bank adjacent to the watercourse or valley area. Where 

deemed necessary an appropriate maintenance area (generally 8 

metres (26.2 feet) wide) may be required by the Town of Niagara-

on-the-Lake. 
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The amendments additionally propose to refine the lands 

designated Conservation to match the areas designated high 

constraint within the Environmental Impact Study prepared as part 

of this application. This area of constraint includes the 7.5m 

setback from the Top of Slope and includes portions of the 

Wetlands, Significant Woodlands, and Fish Habitat.  The 

appropriateness of development outside of the areas of high 

constraint, including areas of low and medium constraint, are 

outlined in further detail in the included report. Refer to the included 

draft Official Plan Amendment for proposed mapping of the 

Conservation designation (Appendix A).  
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Figure 19 – Subject Site in the Niagara-on-the-Lake Official Plan Schedule “F” Land Use Plan (Source: Niagara-on-the-Lake Official 

Plan, Schedule F, 2017) 
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4.7 Glendale Secondary Plan (2010) 

 

The Glendale Plan, prepared by Urban Strategies Inc., was 

published in August 2010. The purpose of this document is to guide 

development of Niagara-on-the-Lake’s Glendale Community. Parts 

1 and 2 of the Plan outline the preceding study and long-term vision, 

while Part 3 contains the Secondary Plan for Glendale, which 

includes principles and policies regarding land use, built form, the 

public realm, transportation, conservation areas, energy, water and 

waste. Schedules addressing land use, building heights, 

transportation and the public realm support the policies, and 

diagrams illustrate the urban design intent of the plan.  Part 3, 

including the schedules appended to it, constituted an amendment 

to the NOTL OP, and is the focus of this review. Sections and policy 

numbers are referred to as included in section 6.32.6 of the NOTL 

OP.  

 

At present, the Glendale Secondary Plan is outdated in relation to 

the more recent, upper-tier Glendale District Plan. The Glendale 

District Plan states that “the District Plan’s vision and key directions 

will be a starting point for the update to the Secondary Plan…The 

new Secondary Plan will implement the direction of the District Plan 

for Glendale to realize its potential and transition to a complete 

community.” Similarly, ROPA 17 Policy 4.G.14.B.17 states that local 

municipal Official Plans, Secondary Plans, and Zoning By-laws shall 

be updated to implement the vision, objectives, and policy direction 

of Glendale District Plan, as required. An update to the Secondary 

Plan is currently underway, however in the interim this report 

reviews the Secondary Plan as it exists at present , recognizing it 

will be subject to change. 

 

The Subject Site is designated Industrial Park in Schedule F1: Land 

Use & Character Precincts in the Glendale Secondary Plan, with 

portions being designated Environmental Conservation Area.  Within 

Schedule F2: Height Map, the site is designated for 1 to 3 storey 

buildings.  

 

 

4.7.1 Objectives and Principles 

 

Section 2 of the Secondary Plan includes a series of objectives and 

principles intended to “direct the transformation of Glendale over 

the coming years”. The current proposal to provide a range of 

compact residential development forms, a central park, a public 

street network, and the conservation of existing environmental 

features helps supports several goals outlined in this section, 

including: 

➢ 2.2 Diversity: A variety of housing choices shall be 

provided in Glendale to accommodate all household types 

and individuals at all stages of life, including higher density 

forms that complement existing and planned housing; 

➢ 2.5 Conservation: The environmental integrity of existing 

creek and stream corridors shall be protected and 

enhanced; and 

➢ 2.8 Walkable Streets: Streets within residential, commercial, 

and mixed-use areas should prioritize the movement and 

comfort of pedestrians over other modes. 

 

4.7.2 Land Use 

 

Section 3.1 outlines policies that shall apply to all land use and 

character precincts within Glendale. While many policies can be 

addressed at detailed design stages, conformity to relevant policies 

as part of the current application are summarized below: 

➢ Policy (b) states that “stormwater management shall be 

incorporated into the planning and design of open spaces, 

buildings and paved areas. Stormwater retention ponds 

and other elements should contribute to a park-like setting 

and connect to other open space amenities.” Stormwater 

management, including a retention pond, have been 

proposed for this site based on site-specific factors and 

constraints, as outlined in the included Stormwater 

Management Plan. 

➢ Policy (d) states that “applications for development on 

lands within or adjacent to Environmental Conservation 

Areas shall include an environmental impact study stating 

that there will be no negative impact on the natural feature 
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or its ecological function.” An Environmental Impact 

Statement has been included as part of this application. 

➢ According to Policy (m), building heights shall be governed 

by Schedule F-2. The current proposal is in conformity to 

the 1-3 storey designation for the Subject Site as shown in 

Schedule F-2, with the exception of the mixed-use building 

proposed for up to four storeys, for which an increase in 

height is being sought through the OPA. 

➢ Policy (o) states that “an environmental site assessment 

and record of site conditions may be required prior to 

approval of residential, institutional or other sensitive land 

uses on former agricultural or industrial lands.” Two Phase 

I Environmental Site Assessments have been completed for 

the northern and southern portion of the Subject Site.  

➢ Policy (p) states that applications for development of 

sensitive uses adjacent to the QEW, Regional Roads and 

industrial uses shall have regard for provincial and Regional 

policies and guidelines regarding land use compatibility 

and may be required to include a noise impact study 

addressing appropriate separation distances and/or noise 

mitigation measures. A Noise Impact Study has been 

prepared by HGC Engineering and submitted as part of this 

application. The results of the study indicate that it is 

feasible to achieve the MECP sound level guidelines at the 

proposed residential development. While traffic sound 

levels have the potential to exceed MECP guidelines at the 

dwellings facing onto Concession 7 Road, initial 

recommendations to reduce the impact to within 

acceptable limits are provided, which are to be further 

determined through more detailed stages of design. 

 

The majority of the Subject Site is currently designated Industrial 

Park within the Glendale Secondary Plan. This designation permits 

a range of industrial uses but does not permit residential 

development. While this designation will be subject to change 

through updates to align the Secondary Plan with the Glendale 

District Plan, in the interim this application contemplates an 

amendment to the Secondary Plan as part of the proposed Official 

Plan Amendment. This is intended to support and align with 

ongoing changes to the Secondary Plan. Presently, there are two 

residential communities which are similar in nature to the current 

application included in the Glendale Secondary Plan, being the 

Queenston Road Community and the Niagara-on-the-Green 

Residential Community. Similar to the Subject Site, these 

communities include portions which are designated low, medium or 

high density residential as well as some mixed use designations on 

the Regional Glendale District Plan. Based on this, a site-specific 

Modero Estates Residential Community designation is being 

proposed for the Subject Site in the Secondary Plan in anticipation 

of future updates. Policies have been proposed to provide for the 

proposed built form, uses, and density. This amendment would also 

provide permissions for the mixed-use block along Concession 7. 

For further details, refer to the draft Official Plan Amendment 

included in this application (Appendix A). 

 

4.7.3 Additional Policies 

 

Sections 4 to 6 in the Secondary Plan include additional pol icies 

regarding the Movement Network, Public Realm, and Energy and 

Water. Relevant policies are briefly summarized below.  

 

According to Policy 3. (f), new secondary streets, shared access 

points and interconnected driveways, as conceptually shown on 

Schedule F-3, shall be used to service future development 

efficiently, reduce congestion and minimize turning movements on 

primary roads, and facilitate safe and convenient access to 

commercial and employee parking areas. The precise location and 

design of the secondary streets and shared driveways shall be 

determined as development proceeds, through the plan of 

subdivision and site plan review processes. Further, policy 3. (g) 

states that primary, secondary and tertiary streets, including special 

character streets, shall be designed and built to comfortably and 

safely accommodate cars, trucks, transit vehicles, pedestrians and 

cyclists. Future secondary and local streets identified on Schedule 

F-3 are generally intended to be public roads built to municipal 

standards. The Town may permit private secondary streets, tertiary 

streets and laneways and may require private rights-of-way to be 

designed and built to municipal standards in anticipation of 
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potential future conveyance to the Town. The proposed 

development includes a network of public and private streets. While 

detailed design for private streets will come at later stages in the 

approval process, the network of public streets to be conveyed to 

the municipality are designed to be compact, human-scaled and 

accommodate a range of transportation options including trucks, 

cars, transit vehicles, pedestrians and cyclists. Right-of-ways are 

based upon the ‘Standard Utility Location Plan (15m R.O.W./8.5m 

Pavement – New Subdivision)’ standard outlined in Appendix 2 

section 2.3 in the Niagara-on-the-Lake Municipal Engineering 

Standards. This is additionally in line with recent nearby 

developments, such as the Cannery Park Subdivision in St. Davids 

Village Area to the east. Additionally, the TIS concludes that these 

widths are sufficient to provide reasonable entry and exit from the 

development. For a sample streetscape, refer to the UDG included 

in this application. 

 

Section 5.3 includes policies regarding the Environmental 

Conservation Areas associated with the two branches of Six Mile 

Creek, a portion of which are located on the Subject Site. This 

section states that “soft trails should be developed along the edges 

of Conservation Areas or, where appropriate, through them, with 

the eventual goal of establishing a linked system of trails across 

Glendale. While public access to the Conservation Areas should be 

encouraged, it also should be managed and monitored to ensure 

human activity does not have an adverse impact on this critical 

environmental component of the public realm.” Further, it is stated 

that applications for development on adjacent lands shall include 

environmental impact studies. This section outlines a range of 

permitted conservation uses, including secondary uses such as 

accessory buildings and structures with a main use. Accessory 

buildings or structures not used for human habitation permitted in 

an abutting designation are also permitted subject to the approval 

of the authority having jurisdiction. As part of the proposed 

amendment, the Environmental Conservation Area is proposed to 

be refined in line with the constraints mapping conducted as part 

of the Environmental Impact Study. As discussed, the areas 

indicated as high constraint are not proposed for development nor 

subdivision. They have not been designated as blocks on the Draft 

Plan of Subdivision, and are to be left as remnant parcels that can 

be conveyed to public agencies to facilitate the goals laid out here 

to create a network of public trail access to these environmental 

features.  

 

Finally, Section 6.1 includes several policies regarding Energy and 

Water. Relevant policies at this stage of the application include: 

➢ (a) Development shall only proceed on the basis of full 

municipal water and wastewater services being in place at 

building occupancy. 

➢ (b) Stormwater shall be managed on site, or with shared 

systems, in accordance with the sewer and Stormwater 

Management Strategy to be prepared for Glendale, such 

that post-development peak flow rates off-site will not 

exceed pre-development rates for all storm events. 

As discussed elsewhere in this report, the relevant considerations 

outlined here are addressed within the included Stormwater 

Management Plan. 
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Figure 20 – Subject Site in the Glendale Secondary Plan Schedule F1: Land Use & Character Precincts (Source: Niagara-on-the-

Lake Official Plan, Schedule F1, 2010) 
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4.8 Niagara-on-the-Lake 

Comprehensive Zoning By-laws  

 

The Subject Site is zoned according to two different Zoning By-laws 

(“ZBL”). The portion of the site within the Urban Boundary is zoned 

according to Comprehensive Zoning By-law No. 4316-09, as 

amended. Within this ZBL, the northern portion of the Subject Site 

is zoned Light Industrial (LI), and the southern portion is zoned 

Prestige Industrial (PI). Sections of the site are also zoned Open 

Space – Key Features (OSF; see Figure 21 for details). The northern 

portion of the site outside of the Urban Boundary is zoned Rural (A) 

according to Comprehensive Zoning By-law 500A-74, as amended 

(Figure 22).  

 

The proposed area for development, which falls entirely within the 

Urban Boundary and is subject to Zoning By-law No. 4316-09, does 

not conform to the current zoning. The Light Industrial (LI) and 

Prestige Industrial (PI) zones permit a variety of office, industrial 

and commercial uses, however, do not permit residential uses. 

Additionally, the Open Space – Key Features (OSF) Zone permits 

largely existing uses and features, as well as some conservation 

uses, however do not permit residential development.  

 

A Zoning By-law Amendment (“ZBLA”) is being requested as part 

of this application to permit the proposed development for uses not 

permitted in the current ZBL, but that are consistent with the 

direction provided by the Glendale District Plan. A draft ZBLA has 

been included as part of this application (Appendix B).  

 

For the lands within Comprehensive Zoning By-law No. 4316-09, 

the LI and PI zones on the are proposed to be replaced with three 

zones with site specific exceptions, including Residential (R1-XX) 

Zone, Residential Multiple (RM5-XX) Zone, and Village Commercial 

(VC-XX) Zone, as well as sections of the Open Space (OS) Zone. 

The limits of the existing OSF Zone are proposed to be refined in 

line with the areas of High Constraint as mapped in the EIS. No 

development is proposed in this area. (Figure 23).   

 

The Residential (R1-XX) Zone, which permits single and semi-

detached dwellings will apply to blocks 13 to 67. The Residential 

Multiple (RM5-XX) Zone, which permits multiple dwellings such as 

on-street townhouses and block development townhouses,  will 

apply to blocks 1-12, 68-84, 85 and 87. The Village Commercial 

(VC-XX) Zone, with permits a variety of commercial uses and 

residential dwellings above and/or behind commercial uses, will 

apply to Block 86. Additional site-specific provisions are included 

to support an appropriate compact, urban form of development. 

For further details on site specific provisions, refer to the draft ZBLA 

in its entirety (Appendix B). The Open Space zone will apply to 

blocks 88 and 89, which consists of the proposed park and 

Stormwater Management Facility.  

 

Regarding the portion outside of the Urban Boundary, an 

amendment is additionally proposed to Comprehensive Zoning By-

law 500A-74 that would rezone the lands from the Rural (A) to the 

Open Space (OS) Zone. While no development is proposed for this 

parcel, this will help ensure consistency across the site and support 

any future conveyance of this portion to the relevant public agency.   



  Modero Estates, Niagara-on-the-Lake 

Planning Rationale Report 

April 2022 

 

45 

 

 

 

Figure 21 – Subject Site in Comprehensive Zoning By-law 4316-09 (Source: Zoning By-law 4316-09, Schedule  A-21,  2014)
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Figure 22 – Subject Site in Comprehensive Zoning By-law 

500A-74 (Source: Comprehensive Zoning By-law  500A-74, 

Schedule A, 1993) 

 

 

Figure 23 – Proposed Zoning (Source: Draft Zoning By-law 

Amendment, 2022)  
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5.0 Supporting 

Technical 

Documents 

5.1 Functional Servicing Report 

 

A Functional Servicing Report has been prepared by Upper Canada 

Consultants in support of the development application, dated 

March 2022. The report identifies the domestic and fire protection 

water service, sanitary servicing, and stormwater management 

needs for the site.  

 

5.1.1 Water Servicing 

 

There is an existing Regional 400mm diameter PVC watermain 

located on York Road as well as an existing municipal 300mm 

diameter PVC watermain located on Concession 7 connecting to 

the Queenston Road watermain. A proposed watermain, with two 

connections to the Concession 7 watermain, will loop through the 

site in order to provide domestic and fire protection water supply. 

Fire protection will be in the form of municipal hydrants within 

subdivision blocks and private fire hydrants within condominium 

blocks. Future detailed design will determine the construction of the 

internal watermain and the location of hydrants. The existing 

watermains were sized to provide servicing for industrial uses on 

these lands. As such the proposed residential uses will ultimately 

generate less demand than what the system was originally 

designed for.  

 

5.1.2 Sanitary Servicing 

 

There is an existing 375mm diameter sanitary sewer located on York 

Road. The upstream limit fronts the Lifepointe Church property at 

736 Road. It is proposed to extend this sewer through this property 

with an 11.0m easement and connect this with a 250mm diameter 

sanitary sewer extended within the Subject Site. A majority of the 

proposed development will be serviced through gravity sewers with 

the sanitary mainline located beneath the basement elevation. 

Approximately 37 townhouse units will require basements pumps to 

the sanitary service and a further 67 dwellings located at the north 

portion of the development will be serviced with an E/One sanitary 

sewer system including Grinder Pumps to a sanitary forcemain 

conveying flows to the proposed gravity sanitary sewer system.  

 

An overall sanitary analysis has been conducted on the capacities 

within the York Road (Regional Road 81) municipal trunk sanitary 

sewer and downstream system to Taylor Road. Sanitary flow rates 

were calculated using details from the initial sewer design and the 

‘Glendale Industrial Area Servicing Study Update’ provided by the  

Town. The proposed development site was included within a 33.2-

hectare drainage area for the initial design of the trunk sewer under 

a ‘Light Industrial’ zoning class ification producing a peak sanitary 

flow rate of 35 m
3
/ha/day. The peak sanitary outflow for this 

drainage area (Figure 4, Appendix A) has been re-calculated to 

include updated conditions for the contributing developments 

within the same drainage area. The analysis has concluded that the 

post-development conditions of the previously designed 32.2 

hectare drainage area will contribute less sanitary flow to the 

existing trunk sewer than previously calculated, and the 

downstream sanitary sewer will have sufficient capacity for the 

proposed development. 

 

5.1.3 Stormwater Management Plan 

 

The Functional Servicing Report provides a summary of the 

Stormwater Management Plan, which is further summarized below. 
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5.2 Stormwater Management Plan 

 

A Stormwater Management Plan has been prepared by Upper 

Canada Consultants in support of the development application, 

dated March 2022. The objectives of the study include to: 

➢ Establish specific criteria for the management of 

stormwater from this site; 

➢ Determine the impact of development on the stormwater 

peak flow & volume of from this site; 

➢ Investigate alternatives for controlling the quantity and 

quality of stormwater from this site; and 

➢ Recommend a comprehensive plan for the management of 

stormwater during and after construction. 

 

The Subject Site has historically been used for agricultural 

purposes but is presently open space. Under current conditions, 

peak stormwater flows from the site are conveyed to either the Main 

Branch west of the development or a tributary of Six Mile Creek at 

the north-east portion of the development. 

 

Based on a review of relevant policies, comments received from 

various agencies, and site-specific considerations, the following 

criteria were established: 

➢ Stormwater quality controls are to be provided for the 

internal storm system of the development according to 

MECP guidelines. It is proposed to provide Enhanced 

Protection to the stormwater before outletting to Six Mi le 

Creek.   

➢ Stormwater quantity controls are to be provided for the 

outlet to limit the proposed development peak flows from 

the 5-year, and 100-year storm events to existing peak flow 

levels. 

 

A stormwater analysis was conducted using the MIDUSS computer 

modelling program. For further details of this analysis, refer to the 

report in full.  Stormwater management alternatives were screened. 

It is noted that infiltration techniques are not suitable for this site as 

the primary control facility due to the low soil infiltration rates and 

the large drainage area for this development.  The following are 

recommended for implementation: 

➢ Lot grading to be kept as flat as practical in order to slow 

down stormwater and encourage infiltration;  

➢ Roof leaders to be discharged to the ground surface in 

order to slow down stormwater and encourage infiltration;  

➢ Grassed swales to be used to collect rear lot drainage. 

Grassed swales tend to filter sediments and slow down the 

rate of stormwater; and 

➢ A wet pond facility to be constructed to provide stormwater 

quality enhancement for frequent storms according to the 

criteria outlined. 

 

The layout of the stormwater management facility is providing a 

single sewer outlet to the existing watercourse, Six Mile Creek 

Tributary. Rear yards for the proposed dwellings backing on to the 

significant wetlands as part of Six Mile Creek and its’ tributary will 

drain towards the wetlands. For further details on the proposed 

stormwater management facility, including facility configuration and 

maintenance, refer to the report in its entirety.  

 

The report additionally includes recommendations for sediment and 

erosion controls during all construction phases. These include: 

➢ Install silt control fencing along the limits of construction of 

the development to collect sediment in overland flows 

before discharging to downstream systems; 

➢ Re-vegetate disturbed areas as soon as possible after 

grading works have been completed; and 

➢ Lot grading and siltation controls plans will be provided with 

sediment and erosion control measures to the appropriate 

agencies for approval during the final design stage. 

 

  



  Modero Estates, Niagara-on-the-Lake 

Planning Rationale Report 

April 2022 

 

49 

 

5.3 Environmental Impact Study 

 

An Environmental Impact Study (EIS) has been prepared by 

Ecological & Environmental Solutions and LCA Environmental in 

support of the application, dated March 2022. In 2020, LCA 

Environmental was retained to complete an Environmental 

Constraints Analysis to inform the development of a Draft Plan of 

Subdivision for the Subject Site. In 2021, Ecological & 

Environmental Solutions (formerly a partner of LCA Environmental) 

were retained to prepare this Environmental Impact Study, which 

includes work that was completed as part of the Environmental 

Constraints Analysis. The report follows the Regional Municipality 

of Niagara EIS Guidelines and is prepared in accordance with the 

Provincial Policy Statement (2020), Regional natural heritage 

policies, and the Town of Niagara -on-the-Lake Official Plan policies, 

and the Terms of Reference which were reviewed and approved by 

the Region of Niagara on March 9, 2020. 

 

The primary objective of the study is to identify the natural heritage 

features located on the subject property and assess their ecological 

or hydrologic functions. The assessment involves review of existing 

Provincial, Regional and Municipal policies, as well as current 

legislation and Guidelines to identify the significance of the natural 

heritage features. Multi-season field surveys were completed 

throughout the spring, summer, and winter months of 2020. Areas 

which present constraints to development have been identified and 

mapped and used to inform the proposed development. All 

reasonably anticipated impacts of development on the existing 

natural features are identified in the report, and recommendations 

are provided which aim to mitigate these impacts of development. 

 

According to the background review conducted, the Subject Site 

contains Regionally designated Environmental Conservation Areas 

(ECA) and Environmental Protection Areas (EPA) as well as 

Municipal ECAs. The EC-designated lands include Significant 

Woodlands on the north and west of the property, Deer Wintering 

Habitat, and a portion of the Upper Six Mile Creek Locally 

Significant Wetland (LSW) Complex. The EPA designations are 

limited to the portions of Significant Woodlands which are located 

outside of the Glendale Village Urban Area Boundary.  A portion of 

the study area located outside of the designated Glendale Village 

Area is part of the Greenbelt Natural Heritage System.  

 

The Subject Site is located within the Six Mile Creek Subwatershed 

of the Niagara-on-the-Lake Watershed.  Portions of the NPCA-

regulated Six Mile Creek traverse the study area. The watercourses 

along the west and northern perimeter of the study area are both 

classified as Class E Municipal Drains and are permanent features.  

Both channels provide Type 2 Important Fish habitat, containing 

spawning habitat and feeding areas for adult fish. The watercourse 

on the west side of the study area provides high groundwater 

recharge potential. The NPCA has mapped the physical top of slope 

along these watercourses. 

 

A Species at Risk (SAR) screening was also completed and a total 

of twenty-three (23) SARs were identified as having potential to 

occur on the Subject Site.  

 

The report provides the following summary of the natural heritage 

features identified on the subject property: 

➢ Significant Woodlands: All woodlands within the study area 

are designated as ECA at the Municipal and Regional level 

with the exception of the woodlot outside of the UAB 

designated as EPA at the Regional level. Field studies 

identify natural area along north of the subject lands as 

thicket, not meeting definition of a woodland. 

➢ Locally Significant Wetlands: The wetland within the study 

is designated as ECA. 

➢ Species at Risk: General habitat for Barn Swallow, a 

threatened species, was identified on the property.  

➢ Significant Wildlife Habitat: No SWH was confirmed on the 

subject property.  

➢ Fish Habitat: The two main tributaries of Six Mile Creek 

provide Type 2 Important Fish Habitat. 

➢ Corridor: The riparian habitat and Six Mile Creek valleylands 

provide natural cover and a movement corridor that allows 

faunal species to move through the landscape. 
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Areas of low, moderate, and high constraint are mapped. The 

Significant woodlands and LSW are constrained within the 

regulated valleylands associated with Six Mile Creek, with the 

exception of two small area located above the valley slope. The 

report notes that the top of slope was revised through surveys by 

Upper Canada Consultants in consultation with NPCA. 

Development is excluded in areas of high constraint, which includes 

the significant woodlands and valleylands, with a minimum setback 

of 7.5m from the physical top of slope required in accordance with 

NPCA Policy. The Significant Woodland located above the top of 

slope along the western portion was assessed and did not provide 

any significant features or functions. It was therefore identified as a 

low constraint to development. The thicket in the northern portion 

of the subject lands, as well as the headwater drainage feature 

associated with the thicket were also identified as low and 

moderate constraints due to the lack of fish habitat or native 

vegetation, as well as the significant erosion of the feature .  

 

Potential impacts of development are discussed, including impacts 

associated with the removal of significant woodland, removal of a 

portion of the headwater drainage feature, human disturbance, and 

encroachment, required pruning along natural area boundaries, 

and disturbance to wildlife or erosion and sedimentation during 

construction. 

 

Mitigation measures have been additionally recommended, 

including:  

➢ Opportunities for enhancement outside of the development 

footprint; 

➢ Stormwater management considerations associated with 

the removal of a portion of the headwater drainage feature, 

including vegetated swales along the rear lots proposed 

along the eastern boundary; 

➢ Installation of fencing along rear lot lines adjacent to natural 

features to limit the extent of encroachment and dumping 

of yard waste; 

➢ Appropriate sediment and erosion control measures to be 

approved by NPCA; and 

➢ Planning vegetation removal outside of breeding bird timing 

windows. 

 

The following summary of anticipated residual impacts on the 

natural features present is provided below, however  refer to the 

report in its entirety for a listing of further potential impacts:  

➢ Significant Woodlands: Removal of 0.35ha of Significant 

Woodland (1.8%), representing low quality habitat. 

Potential to create 0.25ha of enhanced habitat within the 

Greenbelt Natural Heritage System and SWM facility 

through native plantings. 

➢ Locally Significant Wetlands: No negative residual impact 

to feature or its 30m vegetated buffer. 

➢ Species at Risk: No negative impacts to Barn Swallow or its 

habitat. 

➢ Fish Habitat: Re-distribution of water to SWM outlet, with no 

change in quantity entering the system. Enhanced quality 

control through SWM and opportunity to maintain flow to 

HDF via vegetated swales along northeast lots. No negative 

impacts; improved function. 

➢ Corridor: No negative impact to corridor function. Potential 

to enhance through native plantings. 

 

The report concludes that the findings of the EIS and evaluation of 

compliance with current policies supports the proposed plan of 

subdivision for Modero Estates. There are no significant negative 

impacts expected and no disruption to any Species at Risk, 

Significant Wildlife Habitat, or any other Significant natural heritage 

feature based on the current proposal and proposed mitigation 

measures. 

 

5.4 Slope Stability  Assessment 

 

A Slope Stability Assessment has been prepared by Landtek 

Limited (“Landtek”), dated December 7
th

, 2020, in support of this 

application. The report notes that the NPCA requires the completion 

of a Geotechnical Investigation to determine the current and 

potential future, post-development slope conditions, focussing on 
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the slope areas in the north and northwest of the site.  The purposes 

of this investigation are therefore: 

➢ To assess the condition and stability of the slope within the 

property, when considering the slope in its current condition;  

➢ To determine whether the proposed development will have 

a negative impact on the existing slope; and, 

➢ To provide pertinent construction and development offsets. 

The investigation has been in general accordance with the 

guidelines of the Ontario Ministry of Natural Resources (herein 

“MNR”) document “Natural Hazards Technical Guides”, and the 

supporting “Geotechnical Principles for Stable Slopes” document 

together with analytical and modelling assessments that comply 

with the requirements of the Conservation Authority Act, 2006. 

 

A site reconnaissance visit was undertaken by a representative of 

Landtek on September 16
th

, 2020 and included the visual 

assessment of the existing slope area together with the layout and 

condition of adjacent land. Fieldwork for the borehole drilling works 

undertaken at the site by Landtek included clearance of 

underground services, borehole layout, borehole drilling and soil 

sampling. The boreholes were drilled on September 23rd,  2020 and 

were positioned as close as practicable to the actual top of slope. 

For further details on the methods of testing and analysis, refer to 

the report in its entirety. 

 

Based on the analysis results, the global stability of the slope 

indicates that the slope is stable in its current condition, as is 

supported by the findings of the site reconnaissance. As such, the 

actual top of slope is to be considered representative of the Long-

Term Stable Top of Slope (“LTSTS”). Analysis and modelling has 

also confirmed that the slope retains its stability when applying the 

loads of the proposed development at the site.  The report presents 

a 9.5m construction offset, consisting of a 2m Two Erosion 

Allowance, a 0m Stable Slope Allowance, and a 7.5m Erosion 

Access Allowance (as per NPCA). A proposed 6.0m Erosion Access 

Allowance (and 8.0m construction offset) is additionally discussed. 

Additional construction considerations, as well as construction and 

post-construction drainage considerations are provided. 

 

5.5 Transportation Impact Study 

 

A Transportation Impact Study has been prepared by Paradigm 

Transportation Solutions Ltd., dated  March 2022, in support of this 

application. The study determines the impacts of the additional 

traffic generated by the subject site on the surrounding road 

network and the remedial measures necessary to accommodate 

future traffic satisfactorily. This study assessed the impacts of 

background traffic growth and projected the effects of the 

development with the construction of 281 residential units and 

20,000 square feet of commercial uses. Full-build out of the 

development is projected to generate approximately 195 new 

vehicle trips during the weekday AM peak hour and 248 new vehicle 

trips during the weekday PM peak hour. Detailed traffic analysis 

was conducted for each study area intersections under 2022 

existing traffic conditions and 2027 background and total traffic 

conditions. Based on traffic data and analyses completed, the 

intersections within the study area presently operate within an 

acceptable range during the weekday peak hours. With additional 

trips generated by the development, the impacts to the 

intersections within the study area are expected to be minimal as 

the intersections are forecast to continue to operate within an 

acceptable range. The analysis has further determined that the 

proposed new roadway connections to Concession 7 Road will 

operate at LOS A during the weekday peak hours. Auxiliary left-turn 

lanes are not warranted under the 2027 total conditions along 

Concession 7 Road at the new roadways. 

 

Additionally, given its location and geometry, the proposed new 

roadways onto Concession 7 Road will be constructed to provide a 

safe and efficient access point to the overall development. The 

street connections will be designed with adequate width to provide 

reasonable entry and exit from the development. The proposed 

locations afford safe sightlines for all turning movements and 

approaches. 

 

It should be noted that the development concept has been updated 

to include 383 residential units since the completion of this report, 

and as such the findings of this report should be seen as initial  
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guidance to be updated through subsequent stages of 

development.  

 

5.6 Environmental Site Assessment 

 

Two Phase I Environmental Site Assessments have been completed 

for the Subject Site for the north and south parcels separately.  

 

5.6.1 North Parcel 

 

A Phase 1 Environmental Site Assessment (“ESA”) has been 

completed for the north parcel of the Subject Site by Andre 

Breberina P. Geo, dated September 21, 2020. The assessment was 

conducted in accordance with the requirements set out in Schedule 

D Phase One Environmental Site Assessments of the Ministry of 

Environment’s O. Reg 511/09. The procedure involved a records 

review, site reconnaissance, and interviews.  A report entitled 

“Environmental Soils Investigation, South Side of Queenston Road 

and West Side of Concession 7 Road Niagara-on-the-Lake, Ontario” 

dated January 18, 2018 (“2018 ESI”) prepared by Amec Foster 

Wheeler Environment & Infrastructure was also included in the 

review. 

 

The Phase 1 Study Area was set at 250m. Based on the review of 

aerial photographs, the phase one property consisted of open field 

or pasture land, with orchard usage to the north and wooded area 

in southwest corner since 1934. The orchards went to disuse in the 

late 1960s. Since that time there has been expanded growth 

of the woodland areas. 

 

The following three Potentially Contaminating Activities were 

reviewed on the portion of the Subject Site included in this study: 

➢ The former orchard on the Phase One Property is 

considered a potentially contaminating activity (PCA) due 

to potential use of organo-chlorinated pesticide (OC 

Pesticides) use. The 2018 ESI involved 21 surface soil 

samples for OC Pesticides and found no concentrations 

above the Table 1 SCS. Therefore, potential OC pesticide 

use associated with the former orchard is not considered 

an area of potential environmental concern (APEC). 

➢ The foundry sand fill on the Phase One Property is 

considered a PCA (Item #30 - Importation of Fill Material of 

Unknown Quality). The 2018 ESI estimated foundry sand 

area straddles the south end of the urban boundary, most 

of which is outside the Phase One Property. TPs 109 and 

112 where exceedance of metals above the Table 1 SCS 

were exhibited in the 2018 ESI are also located outside of 

the outside of the Phase One Property. There was an 

exceedance of molybdenum was located in TP 4 at the 

margin of the Phase One Property line. A review of the test 

pit logs from the 2018 ESI found that the portion of the 

estimated area of foundry sand inside the Phase One 

Property was sporadic and reported to be between 0.35 

and 0.40 metres below grade surface (mbgs.), or 5 cm thick, 

and therefore unlikely to represent a limit on building that 

would require it’s removal. A hand auger to advance three 

shallow boreholes along the marked Urban Boundary in the 

vicinity of TP4 to the foundry sand where a confirmatory 

sample of the foundry sand was taken. Subsequent soil 

samples taken in the July 2020 Environmental investigation 

in the vicinity of TP 4 for molybdenum were all below the 

SCS of 1.9 ug/g. Therefore, sand fill is not considered an 

APEC. 

➢ There are several truckloads of fill on the south end of the 

Phase One Property reportedly from the excavation of 

residential basements which are considered a PCA (Item 

#30 - Importation of Fill Material of Unknown Quality) . The 

2018 ESI found one fill pile where there was a concentration 

of lead above the Table 1 SCS. The fill pile was removed 

off-site down to native soil on July 24, 2020, and upon 

removal, four confirmatory surface samples of the native 

soil were taken and found to meet the Table 1 SCS. 

Therefore, the former fill is not considered an APEC. 

 

No PCAs were identified within the Study Area. The report finds no 

Areas of Potential Environmental Concern on the northern parcel. 

The report concludes that no further work is warranted. 
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5.6.2 South Parcel 

 

A Phase 1 Environmental Site Assessment (“ESA”) has been 

completed for the south parcel of the Subject Site by Pinchin  Ltd, 

dated November 20, 2017. The Phase I ESA was completed in 

general accordance with the Canadian Standards Association (CSA) 

document entitled “Phase I Environmental Site Assessmen t, CSA 

Standard Z768-01” dated November 2001 (reaffirmed 2016). The 

ESA includes a review of readily-available historical records, a 

review of readily accessible regulatory records, a Site 

reconnaissance, interviews, an evaluation of information and 

reporting.  

 

Aerial photography shows the site has consisted of agricultural and 

forested land. Based on the results of the historical review, nothing 

was identified that is likely to result in potential subsurface impacts 

at the Site. 

 

Based on the results of the Phase I ESA completed by Pinchin, 

nothing was identified that is likely to result in potential subsur face 

impacts at the Site. As such, no subsurface investigation work 

(Phase II ESA) is recommended at this time. 

 

5.7 Noise Feasibility Study 

 

A Noise Feasibility Study has been prepared by Howe Gastmeier 

Chapnik Ltd. (“HGC Engineering”), dated April 1, in support of this 

application. The purpose of this study is to determine the impact of 

environmental noise from the surrounding roadways on the 

proposed site and to determine the required acoustic requirements 

in accordance with the Ministry of Environment, Conservation, and 

Parks (MECP) guidelines, Niagara Region, and the Town of 

Niagara-on-the-Lake.  

 

The primary noise sources of noise were determined to be the road 

traffic on York Road and  Concession 7 Road. Road traffic data from 

Region of Niagara was used to predicted sound levels at the future 

dwelling facades and in potential outdoor living areas. The results 

of the study indicate that it is feasible to achieve the MECP sound 

level guidelines at the proposed residential development. The 

sound level predictions indicate that the future traffic sound levels 

have the potential to exceed MECP guidelines at the dwellings 

fronting onto and with direct exposure to Concession 7 Road. These 

dwellings will require forced air ventilation systems with ductwork 

sized for the future installation of central air conditioning by the 

occupant. The MECP guidelines recommend that noise warning 

clauses be used to inform future residents of the traffic noise 

impacts and sound level excesses. Any building construction 

meeting the minimum requirements of the Ontario Building Code 

will provide sufficient acoustical insulation for all the proposed 

dwelling units in the subdivision. When siting information is 

available for the residential blocks, a detailed noise study should 

be completed to refine the acoustic requirements.  For the block 

closest to the existing commercial uses to the south, and when the 

siting information is known, the acoustic requirements should be 

refined and should consider sufficient distance setback, mitigation 

of the dust collector itself in the form of a silencer, quieter model, 

use of an intervening buffer area in the form of parking, landscaped 

areas or architectural design of the dwellings, a noise barrier or  

restrictions of the height of the dwellings may also be considered. 

These options should be considered as the development 

application progresses. 

 

5.8 Archaeological Study  

 

A Stage 1-2 Archaeological Assessment has been prepared by 

Detritus Consulting Ltd., dated September 16, 2020, in support of 

the current application. The assessment adheres to the 

archaeological license report requirements under subsection 65 (1) 

of the Ontario Heritage Act (Government of Ontario 1990b) and the 

MHSTCI’s Standards and Guidelines for Consultant Archaeologists 

(‘Standards and Guidelines’; Government of Ontario 2011).  

 

Following direction from the Region, only the portion of the property 

to be developed plus a surrounding ten metre buffer wherever 

possible was assessed (the ‘Study Area’) . The Study Area 

measures approximately 16 ha and occupies the center and east 
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sections of the property, consisting of ploughed and weathered 

agricultural land, as well as woodlot and a derelict field.  The Stage 

1 background research indicated that the Study Area exhibited 

moderate to high potential for the identification and recovery of 

archaeological resources. A Stage 2 field assessment was 

recommended for the entire Study Area.   

 

A Phase II Environmental Site Assessment (ESA) was completed 

within the Study Area in early 2020 (Breberina 2020). The ESA found 

that there was an area of contaminated lead and molybdenum clay 

fill within the Study Area (Figure 3). Approximately 11.88 metric tons 

of contaminated soil was removed from the fill pile, until a non 

contaminated fill layer was found. After determining that this area 

posed no health threat it was judgementally test pitted as per 

Section 2.1.8 of the Standards and Guidelines (Government of 

Ontario 2011). The subsequent Stage 2 assessment was conducted 

on June 24, 2020 and involved a typical pedestrian survey at 5m 

interval across the ploughed and weathered agricultural field 

portions of the Study Area as well as test pit survey at a 5m interval 

within the woodlot and derelict field portions of the Study Area. This 

investigation resulted in the identification and documentation of no 

archaeological resources; therefore, no further archaeological 

assessment of the Study Area is recommended.  

 

5.9 Urban Design Guidelines 

 

An Urban Design Guidelines report (“UDG”) has been prepared by 

T. Johns Consulting Group Ltd., dated March 2022, in support of 

this application. The UDG outlines the guiding principles, 

neighbourhood structure, streetscape and public realm, and built 

form and vision for the development. For further details, refer to the 

report in its entirety.  
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6.0 Conclusion 

The proposed development on Concession 7 Road north of York 

Road consists of 383 residential units in the form of single detached, 

street and block townhouse, and mixed-use development, as well 

as a new public park and stormwater management pond. The 

proposal is consistent and in conformity with the applicable policy 

frameworks, including the Provincial Policy Statement (2020), the 

Growth Plan for the Greater Golden Horseshoe (2020), the 

Greenbelt Plan (2017), the Niagara Region Official Plan (2014 

Consolidation), and the Glendale District Plan (2020). The 

development is additionally consistent with the Niagara-on-the-

Lake Official Plan (2017, as amended) and Glendale Secondary 

Plan (2010) through the proposed amendments. 

 

The Subject Site is located within the Growth Plan for the Greater 

Golden Horseshoe and is designated Towns/Villages within the 

Protected Countryside, with a portion along the northeast border 

being designated Natural Heritage System within the Protected 

Countryside in the Greenbelt Plan. The Subject Site is not within the 

Niagara Escarpment Plan Area or Niagara Escarpment 

Development Control Area. The majority of the Subject Site is listed 

as Designated Greenfield Area within the Urban Area Boundary in 

the Niagara Region Official Plan, with a portion being designated 

Protected Countryside. The area is also subject to the Glendale 

District Plan, which indicates the site for low and medium density 

residential development. Within the Niagara-on-the-Lake Official 

Plan the Subject Site is designated Prestige Industrial, with portions 

designated as Conservation. Within the Glendale Secondary Plan, 

it is designated Industrial Park with portions being designated 

Environmental Conservation Area. The site is zoned Light Industrial 

(LI), Prestige Industrial (PI), Open Space – Key Features (OSF; 

Woodland, Non-Provincially Significant Wetlands) and Rural (A) 

according to Comprehensive Zoning By-laws No. 4316-09 and 

500A-74, as amended.  

 

The current proposal consists of Official Plan Amendment, Zoning 

By-law Amendment, and Draft Plan of Subdivision Applications to 

facilitate the residential and mixed-use development within the 

Glendale Urban Area following the goals and direction of the 

Glendale District Plan. From a land use perspective, the proposed 

development represents an appropriate development on an 

underutilized site within the Urban Boundary. The Subject Site has 

been envisioned for residential development within the recent 

Glendale District Plan, and the current application seeks to bring 

relevant local municipality documents into conformity with these 

policy directions. The proposed development supports several 

goals within the Provincial, Regional, and local policy framework, 

including but not limited to: 

➢ Promoting the efficient use of land by directing growth to a 

settlement area with sufficient capacity in existing municipal 

services; 

➢ Providing a range and mix of housing which supports the 

goals for growth in designated greenfield areas and 

promotes population densities that support the rural 

economy, the development of community hubs, and more 

robust transit options; 

➢ Supporting the development of complete communities 

through a range of housing unit types. The range in unit 

sizes, from single detached up to back-to-back condo 

towns, will help support a variety of household incomes; 

and 

➢ Including high quality public spaces, including a compact, 

multi-modal, human-scaled public street network and 

central park amenity.  

 

For all the foregoing reasons, it is our professional opinion that the 

proposal is an appropriate and desirable development, represents 

good planning and warrants the support of staff and Council.  
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Respectfully submitted, 

THE BIGLIERI GROUP LTD. 

 

 

Anthony Biglieri, RPP, MCIP 

Principal 

 

 

Mike Pettigrew, B.U.R.Pl. 

Senior Planner 

 

 

Alexa Volkov, M.Pl. 

Planner 
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APPENDIX A – DRAFT OFFICIAL PLAN AMENDMENT 

  



PART A  -  THE PREAMBLE   This part does not constitute part of this 

amendment. 

 

 

PART B  -  THE AMENDMENT  This part consists of the following text and attached plan 

which constitutes Official Plan Amendment No. xx to the 

Official Plan for the Town of Niagara-on-the-Lake. 

 

 

PART C  -  

ADDITIONAL INFORMATION Does not constitute part of this amendment. Outlines 

additional information available upon request. 

  



PART A – THE PREAMBLE 

 

The preamble does not constitute part of this amendment. 

 

PURPOSE 

 

The purpose of this Official Plan Amendment is to permit low and medium density residential 

development on the unaddressed lands on Concession 7 Road known as the “Modero Estates 

Subdivision”. The proposed development is in line with the Niagara Region’s Glendale District 

Plan. The amendment anticipates changes to the land use designation as part of the ongoing 

update to the Glendale Secondary Plan to bring it into conformity with the Glendale District Plan. 

This Official Plan Amendment is required to facilitate subsequent applications for Zoning By-law 

Amendment and Draft Plan of Subdivision for the development of three-hundred and eighty-

three (383) residential units and commercial space. 

 

BASIS 

 

The basis of the amendment is as follows: 

 

1. Subsection 3(5) of the Planning Act requires that decisions of Council shall be consistent 

with provincial policy statements and shall conform with provincial plans that are in 

effect. Section 14.7(3) of the Planning Act requires a municipality to prepare and adopt 

an official plan. Section 16(1)(a) of the Planning Act provides that an official plan shall 

contain (a) goals, objectives and policies established primarily to manage and direct 

physical change and the effects on the social, economic, built and natural environment 

of the municipality or part of it, or an area that is without municipal organization. Section 

22 of the Planning Act further permits persons to request a Council to amend its official 

plan. 

2. The amendment is consistent with the Provincial Policy Statement and conforms to the 

Greenbelt Plan, the Growth Plan, the Regional Official Plan, the Glendale District 

Secondary Plan and the general intent of the Town’s Official Plan. 

3. The amendment would facilitate residential development in the Glendale Settlement 

Area in an area which is proposed for development in the Glendale District Plan. 

4. The amendment contemplates changes that will be brought forth through the updated 

Glendale Secondary Plan to bring it into conformity with the Glendale District Plan. 

5. The Proposal will be subject to further approvals associated with Zoning By-law 

Amendment, Draft Plan of Subdivision, and Site Plan Control. 

  



PART B – THE AMENDMENT 

 

All of this part of the document entitled Part B – The Amendment, consisting of the 

following text and Schedule constitutes Amendment No. xx to the Official Plan of the 

Town of Niagara-on-the-Lake. 

 

DETAILS OF THE AMENDMENT 

 

1. Schedule “F” of the Official Plan for the Town of Niagara-on-the-Lake is amended for the 

lands shown on Schedule 1 attached hereto as follows: 

a. By re-designating the “Prestige Industrial” designation to “Low Density 

Residential”, “Medium Density Residential”, and “Open Space & Community 

Facilities” on the property; 

b. By adding “EX-RES-XX” on the property; and 

c. By refining the boundaries of the “Conservation” and new “Low Density 

Residential” and “Medium Density Residential” designations on the property. 

2. The following section is added under 9.5 Exceptions: 

ES-RES-XX A net residential density of 9 units per acre (21 units per hectare) 

for “Low Density Residential” development and a net residential 

density of 15 units per acre (36 units per hectare) for “Medium 

Density Residential” development shall be permitted on the lands 

known as the “Modero Estates Subdivision” in the Glendale 

Community. In addition to the permitted uses for “Medium Density 

Residential”, on a portion of the lands located along Concession 7 

designated “Medium Density Residential”, retail commercial uses, 

restaurants business offices, service shops, and similar uses 

relating to the provision of good and services with residential units 

above or behind shall be permitted to a total of four storeys. 

3. Schedule “F1” of the Official Plan for the Town of Niagara-on-the-Lake is amended for 

the lands shown on Schedule 2 attached hereto as follows: 

a. By re-designating the “Industrial Park” designation to “Modero Estates 

Residential Community” on the property; and 

b. By refining the boundaries of the “Environmental Conservation Area” and new 

“Modero Estates Residential Community” on the property. 

4. The following section is added under 6.32.6 Special Policy Area A-7 (Glendale 

Secondary Plan) 3. Land Use and Site Development: 

3.x Modero Estates Residential Community 

(a) Medium density forms of housing, including street and block townhouses 

shall be permitted. Medium density housing is encouraged to be located 

closer to the Concession 7 Road frontage. 

(b) Low density forms of housing, including single detached housing, shall be 

permitted. Low density housing is encouraged to be located farther from 

Concession 7 Road.  

(c) Mixed use development including commercial uses at grade with residential 

units above or below shall be permitted along Concession 7 Road. 

Notwithstanding Schedule F2, mixed use buildings up to four storeys shall be 

permitted. 



(d) The maximum overall density, including land for streets, pathways, parks, 

stormwater management facilities shall be approximately 25 units per 

hectare. 

 

  



PART C – ADDITIONAL INFORMATION 

  



 
 

SCHEDULE 1 ATTACHED TO OFFICIAL PLAN AMENDMENT XX BEING AN AMENDMENT 

TO SCHEDULE “F” OF THE OFFICIAL PLAN OF THE TOWN OF NIAGARA-ON-THE-LAKE 

  



 
 

SCHEDULE 2 ATTACHED TO OFFICIAL PLAN AMENDMENT XX BEING AN AMENDMENT 

TO SCHEDULE “F1” OF THE OFFICIAL PLAN OF THE TOWN OF NIAGARA-ON-THE-

LAKE 

 

 

 

 

 

___________________________________    ___________________________________ 

  LORD MAYOR BETTY DISERO          ACTING TOWN CLERK RALPH WALTON 
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APPENDIX B – DRAFT ZONING BY-LAW AMENDMENT 



THE CORPORATION  

OF THE  

TOWN OF NIAGARA-ON-THE-LAKE 

BY-LAW NO. 4316 XX - 22 

Unaddressed Lands on Concession 7 Road 

Roll no.  262702001916000 & 262702001915000 
 

 

 

 

PART A 

A BY-LAW TO AMEND BY-LAW NO 4316-09, AS AMENDED, ENTITLES A BY-LAW TO 

REGULATE THE USE OF LANDS AND THE ERECTION, USE, BULK, HEIGHT, LOCATION, 

AND SPACING OF BUILDINGS AND STRUCTURES WITHIN  

THE TOWN OF NIAGARA-ON-THE-LAKE 

 

WHEREAS the Town of Niagara-on-the-Lake Council is empowered to enact this By-law by virtue 

of the provisions of Section 34 of Planning Act, R.S.O. 1990, c.P.13, as amended; 

 

AND WHEREAS this By-law conforms to the Town of Niagara-on-the-Lake Official Plan 

 

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF NIAGARA-

ON-THE-LAKE enacts as follows:  

 

1. That Schedule “A-21” of By-law 4316-09, as amended is hereby further amended by rezoning the 

lands shown on the schedule attached hereto and forming part of this By-law as shown on 

Schedule A attached hereto: 

 

a. “Light Industrial (LI)” to “Residential (R1-XX)”,” Residential Multiple (RM5-XX)”, and 

“Open Space (OS)” Zones. 

b. “Prestige Industrial (PI)” to “Residential Multiple (RM5-XX)”, “Village Commercial     

(VC-XX)”, and “Open Space (OS)” Zones. 
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2. That Section 11.18 – Site Specific Exceptions of Zoning By-law 4316-09, as amended, is hereby 

further amended by introducing the following subsection(s): 

11.18.##  Residential  R1-XX Zone 

Notwithstanding the provisions of Section 11.3 – Residential (R1) Zone, the following provisions 

shall apply to the lands shown on the Schedule A attached hereto: 

 

R1 - Single Dwelling – Type A  

 

1. A Short Term Rental use as defined, licensed, regulated and governed by Town of 

Niagara-on the-Lake By-law 4634-13, as amended, shall not be permitted. 

 

2. Minimum Lot Area shall be 360m² 

 

3. An unenclosed covered porch with open sides, with or without a foundation, located in 

the front or exterior side yard shall be excluded from any calculation of maximum lot 

coverage provided the area of the porch does not exceed 5% of the total lot area for 

interior lots and 10% of the total lot area for corner lots. Such porch may encroach into 

the front yard a maximum of 1.5m provided the porch floor level is no more than 1.87m 

above grade. 

 

R1 – Single Dwelling – Type C  

 

1. A Short Term Rental use as defined, licensed, regulated and governed by Town of 

Niagara-on the-Lake By-law 4634-13, as amended, shall not be permitted. 

 

2. Minimum Lot Area shall be 450m² 

 

3. An unenclosed covered porch with open sides, with or without a foundation, located in 

the front or exterior side yard shall be excluded from any calculation of maximum lot 

coverage provided the area of the porch does not exceed 5% of the total lot area for 

interior lots and 10% of the total lot area for corner lots. Such porch may encroach into 

the front yard a maximum of 1.5m provided the porch floor level is no more than 1.87m 

above grade. 
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11.18.## Residential Multiple RM5-XX Zone 

 

Notwithstanding the provisions of Section 11.7 – Residential Multiple (RM5) Zone, the following 

provisions shall apply to the lands shown on the Schedule A attached hereto: 

 

RM5 –On-street Townhouse (6m Wide) 

 

1. A Short Term Rental use as defined, licensed, regulated and governed by Town of 

Niagara-on the-Lake By-law 4634-13, as amended, shall not be permitted. 

 

2. Minimum Lot Area shall be 155m² 

 

3. Maximum Lot Coverage shall be 60%  

 

4. An unenclosed covered porch with open sides, with or without a foundation, located in 

the front or exterior side yard shall be excluded from any calculation of maximum lot 

coverage provided the area of the porch does not exceed 5% of the total lot area for 

interior lots and 10% of the total lot area for corner lots. Such porch may encroach into 

the front yard a maximum of 1.5m provided the porch floor level is no more than 1.87m 

above grade. 

 

RM5 – Block Townhouse 

 

1. The permitted Townhouse use shall include Back-to-Back and Stacked Townhouse 

built forms. 

 

2. Any permitted uses herein, shall be permitted to front on a Public Street or Private 

Road.    

 
3. A Short Term Rental use as defined, licensed, regulated and governed by Town of 

Niagara-on the-Lake By-law 4634-13, as amended, shall not be permitted. 

 

4. Minimum Amenity Area shall be 4m² in the form of a balcony for back-to-back and 

stacked townhouses. 
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5. Minimum setback from dwellings to a private road shall be 2.75m. 

 
6. Maximum Building Height shall be 12.0m 

 
7. Notwithstanding the creation of lot lines by registration of a condominium, the zoning 

regulations for cluster/block development in the RM5 zone, as set out herein, shall be 

applied to the entirety of the lands zoned RM5, not the individual lots created through 

condominium registration. 

 
8. An unenclosed covered porch with open sides, with or without a foundation, located in 

the front or exterior side yard shall be excluded from any calculation of maximum lot 

coverage provided the area of the porch does not exceed 5% of the total lot area for 

interior lots and 10% of the total lot area for corner lots. Such porch may encroach into 

the front yard a maximum of 1.5m provided the porch floor level is no more than 1.87m 

above grade. 

 

11.18.## Village Commercial (VC-XX) Zone  

 

Notwithstanding the provisions of Section 11.11 – Village Commercial (VC) Zone, the following 

provisions shall apply to the lands shown on the Schedule A attached hereto: 

 

1. A Short Term Rental use as defined, licensed, regulated and governed by Town of 

Niagara-on the-Lake By-law 4634-13, as amended, shall not be permitted. 

 

2. The Front lot line shall be deemed the Frontage on Concession 7 Road.   

 

3. Maximum Front Yard Setback shall be 6.0m 

 

4. Residential uses proposed shall be in conformance with the RM5-XX Zone as stated 

herein.  

 

3. That the effective date of this By-law shall be the date of final passage thereof. 
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PART B 

A BY-LAW TO AMEND BY-LAW NO 500A-74, AS AMENDED, ENTITLES A BY-LAW TO 

REGULATE THE USE OF LANDS AND THE ERECTION, USE, BULK, HEIGHT, LOCATION, 

AND SPACING OF BUILDINGS AND STRUCTURES WITHIN  

THE TOWN OF NIAGARA-ON-THE-LAKE 

 

WHEREAS the Town of Niagara-on-the-Lake Council is empowered to enact this By-law by virtue 

of the provisions of Section 34 of Planning Act, R.S.O. 1990, c.P.13, as amended; 

 

AND WHEREAS this By-law conforms to the Town of Niagara-on-the-Lake Official Plan 

 

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF NIAGARA-

ON-THE-LAKE enacts as follows:  

 

1. That Schedule “F” of By-law 500A-74, as amended is hereby further amended by rezoning the 

lands shown on the schedule attached hereto and forming part of this By-law as shown on 

Schedule A attached hereto: 

 

a. “Rural (A)” to “Open Space (OS)” Zone. 

 

2. That the effective date of this By-law shall be the date of final passage thereof. 

 

 

 

READ  FIRST,  SECOND  AND  A  THIRD  TIME  THIS   ____ TH   DAY  OF 

 ___________, 2022. 

 

 

 

_______________________________   _____________________________ 

LORD MAYOR BETTY DISERO    TOWN CLERK RALPH WALTON 

 

  



SCHEDULE ATTACHED TO BY-LAW 4316 XX-22 AND BY-LAW 500A-74, BEING AN
AMENDMENT TO SCHEDULE "A-21" OF THE ZONING BY-LAW 4316-XX, AS AMENDED, AND
SCHEDULE "F" OF THE ZONING BY-LAW 500A-74, AS AMENDED, OF THE TOWN OF
NIAGARA-ON-THE-LAKE AS PASSES ON THIS _____ DAY OF _____, ______

LORD MAYOR BETTY DISERO TOWN CLERK RALPH WALTON
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