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1.0 - PREFACE 

Upper Canada Consultants has been retained by 5009984 Ontario Inc. to prepare a Planning Justification 

Report in conjunction with applications for Consent, Zoning By-law Amendment and Draft Plan of Vacant 

Land Condominium made for the property municipally addressed as 6529 St. John Street in the City of 

Niagara Falls, Regional Municipality of Niagara.  

The applications propose a Vacant Land Condominium consisting of 5 single detached dwellings fronting 

onto a private roadway. It is proposed that the condominium be rezoned as site-specific Residential 

Low-Density, Grouped Multiple Dwellings Zone (R4) which will establish the appropriate use and built-

form regulations to permit the proposed development. The Draft Plan of Vacant Land Condominium will 

establish the individual ownership of the dwellings.  

An approximately 368m² parcel with frontage on St. John Street will be separated from the 

condominium property through the Consent process. This property is intended for single-detached 

development and will be rezoned as Residential 1E Density Zone with a site-specific lot area provision.  

The need for a Planning Justification Report was identified through the pre-consultation meeting held 

virtually on September 7, 2023. The pre-consultation agreement is attached as Appendix I. The intent of 

this Report is to provide an overview of the proposal and the applications and to provide a planning 

rationale for the proposed development in accordance with applicable Provincial, Regional land use 

policies and regulations.   
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2.0 - DESCRIPTION AND LOCATION OF THE SUBJECT LANDS 

The subject lands are municipally addressed as 6529 St. John Street in Niagara Falls and are described 

legally as Part of Lot 59, Registered Plan No. 5, City of Niagara Falls, Regional Municipality of Niagara. 

The property is located on the north side of St. John Street on a block delineated by a hydro corridor and 

Colborne Street to the north, St. James Avenue to the east and St. John Street to the west. An aerial 

view of the subject lands is provided in Figure 1. 

 

 

 

 

 

 

 

 

 

 

 

 

The subject lands are 3,302m² in area and have 25.46m of frontage on St. John Street. The property is an 

irregular “L”-shaped lot with an angular north lot line which follows the angular geometry of the hydro 

corridor. The property currently contains a single detached dwelling along the St. John Street frontage 

and some small sheds towards the rear of the property. The property is predominately manicured lawn.  

The subject property is surrounded by single detached dwellings to the south and east, the hydro 

corridor and open space to the north, and the EE Mitchelson Park and St. Paul Catholic High School to 

the west. A broader mix of dwelling typologies exist in the immediate area including apartments and 

townhouse dwellings, as well as a variety of commercial and institutional uses. 

The subject property is within the City’s Built Up Area as defined in the Growth Plan and is designated 

and zoned for residential development under the City’s Official Plan and Zoning By-law. The property is 

not impacted by any natural heritage features or areas, or any features or areas regulated by the 

Conservation Authority (NPCA).  

Figure 1 - Aerial View of the Subject Lands (Niagara Navigator, 2020 Imagery) 

Subject Lands 
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3.0 - PROPOSAL 

The property owner is proposing to sever a single-detached freehold lot, and to develop the balance of 

the property with a Vacant Land Condominium. The proposed development maximizes the efficient use 

of the property, making consideration for the irregular property geometry while respecting the low-

density nature of the surrounding residential area. The proposal is represented in Figure 2 and Appendix 

II, and each component is described below in further detail. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2 - Proposed Development 

Vacant Land 

Condominium 

Single Detached 

Lot 
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Single Detached Lot 

A 368m² single detached lot with 12.77m of frontage on St. John Street is proposed to be severed from 

the south-western portion of the property. The creation of a freehold lot utilizes the available public 

road frontage and, given the property does not require access by way of the private roadway, it is 

impractical to include it as part of the Vacant Land Condominium which would necessitate maintenance 

obligations for the private roadway. The design details of the future dwelling are unknown at this time.     

Private Road Development (Vacant Land Condominium) 

The balance of the property is proposed to be developed as a Vacant Land Condominium comprised of 5 

single-detached condominium units fronting onto a private roadway. The private roadway is connected 

to St. John Street within the remaining property frontage and extends northward into the site. The 

private roadway includes a turnaround facility.    
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4.0 - REQUIRED APPLICATIONS 

The following Planning Act applications are required to facilitate the proposed development:  

Zoning By-law Amendment 

A Zoning By-law Amendment is required to establish the appropriate use and built-from regulations to 

implement the proposed development.  

Draft Plan of Vacant Land Condominium 

The Draft Plan of Vacant Land Condominium will enable the individual ownership of the single detached 

dwellings on the private road. The common elements (ie. the private road) will also be established 

through the Vacant Land Condominium process.  

Consent 

An application for consent is required to separate the freehold single detached lot from the proposed 

vacant land condominium. The consent application will be submitted in the future.  
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5.0 - PROVINCIAL PLANS 

5.1 - PLANNING ACT 

Section 2 – Matters of Provincial Interest 

The Planning Act (R.S.O. 1990) prescribes the regulations for land use planning in Ontario. Section 2 of 

the Planning Act outlines the matters of Provincial Interest which planning authorities must have regard 

for when considering planning applications. These matters include:  

a) the protection of ecological systems, including natural areas, features and functions; 

b) the protection of the agricultural resources of the Province; 

c) the conservation and management of natural resources and the mineral resource base; 

d) the conservation of features of significant architectural, cultural, historical, archaeological or 

scientific interest; 

e) the supply, efficient use and conservation of energy and water; 

f) the adequate provision and efficient use of communication, transportation, sewage and 

water services and waste management systems; 

g) the minimization of waste; 

h) the orderly development of safe and healthy communities; 

1. the accessibility for persons with disabilities to all facilities, services and matters to 

which this Act applies; 

i) the adequate provision and distribution of educational, health, social, cultural and 

recreational facilities; 

j) the adequate provision of a full range of housing, including affordable housing; 

k) the adequate provision of employment opportunities; 

l) the protection of the financial and economic well-being of the Province and its 

municipalities; 

m) the co-ordination of planning activities of public bodies; 

n) the resolution of planning conflicts involving public and private interests; 

o) the protection of public health and safety; 

p) the appropriate location of growth and development; 

q) the promotion of development that is designed to be sustainable, to support public transit 

and to be oriented to pedestrians; 

r) the promotion of built form that, 

(i) is well-designed, 

(ii) encourages a sense of place, and 

(iii) provides for public spaces that are of high quality, safe, accessible, attractive and 

vibrant; 

s) the mitigation of greenhouse gas emissions and adaptation to a changing climate.   
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With respect to these matters, the subject applications pertain to (h) the orderly development of safe 

and healthy communities (j) the adequate provision of a full range of housing and (p) the appropriate 

location of growth and development. 

The applications support the orderly development of safe and healthy communities through compatible 

infill development in an existing residential neighbourhood. This type of residential development 

mitigates the rapid depletion of land to accommodate residential growth and reduces capital 

infrastructure costs required to service new residential lands.  

The application supports the provision of a full range of housing as the proposed single detached 

condominium dwellings represent a dwelling typology that is not commonly found in the immediate 

area. The proposed development contributes to the provision of housing options that meets a range of 

needs and preferences in the municipality.   

The applications support the appropriate location of growth and development as the subject lands are 

located within an existing residential area and are fully serviced. There are no constraints to residential 

development on the site and the proposed development would increase the efficient use of municipal 

services.   

Section 34 – Zoning By-laws 

Section 34 of the Planning Act grants municipal councils the authority to pass Zoning By-laws to regulate 
the use of the land within a municipality. Amendments to such By-laws are permitted pursuant to 
Section 34(10) of the Planning Act.  
 

Section 51 – Plans of Subdivision 

Applications for the subdivision of land, including Vacant Land Condominium applications must satisfy 

the requirements under Section 51 of the Planning Act.  

The proposal is therefore subject to consideration of the matters as outlined in Section 51(24) of the 

Planning Act which state that, “in considering a draft plan of subdivision, regard shall be had, among 

other matters, to the health, safety, convenience, accessibility for persons with disabilities and welfare of 

the present and future inhabitants of the municipality,” and the following items:   

a) the effect of development of the proposed subdivision on matters of provincial interest as referred 

to in section 2; 

 As noted, the proposed development has regard for matters h), j), and p).  

b) whether the proposed subdivision is premature or in the public interest; 

The proposed development is not premature as the subject lands are designated for residential 

development and have access to municipal services and infrastructure. The applications are in 

the public interest as they will facilitate the provision of much-needed housing in an appropriate 

location.   
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c) whether the plan conforms to the official plan and adjacent plans of subdivision, if any; 

The proposal conforms to the Official Plan as confirmed in the applicable heading under this 

report. 

d) the suitability of the land for the purposes for which it is to be subdivided; 

The subject property is designated for residential development and is serviceable with municipal 

infrastructure. The Functional Servicing Report included with the applications confirms the 

adequacy of municipal infrastructure for the proposed development.  

i) if any affordable housing units are being proposed, the suitability of the proposed units for 

affordable housing; 

No designated affordable units are proposed.  

e) the number, width, location and proposed grades and elevations of highways, and the adequacy 

of them, and the highways linking the highways in the proposed subdivision with the established 

highway system in the vicinity and the adequacy of them; 

No new municipal roads are proposed through the applications and the development will be 

serviced with private roadways.  The development will be accessed via St. John Street which is a 

municipal roadway maintained year-round.   

f) the dimensions and shapes of the proposed lots; 

The dimensions and shapes of the proposed condominium units are shown on the Draft Plan of 

Vacant Land Condominium.  

g) the restrictions or proposed restrictions, if any, on the land proposed to be subdivided or the 

buildings and structures proposed to be erected on it and the restrictions, if any, on adjoining land; 

There are no restrictions on the land to be developed. The proposed dwellings will be subject to 

the applicable zoning provisions.  

h) conservation of natural resources and flood control; 

The subject property does not contain any significant natural resources or a flooding hazard.  

i) the adequacy of utilities and municipal services; 

A Functional Servicing Report has been prepared by Upper Canada Consultants which confirms 

the adequacy of the existing water, sanitary and stormwater infrastructure.   

k) the area of land, if any, within the proposed subdivision that, exclusive of highways, is to be 

conveyed or dedicated for public purposes; 
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No lands are proposed to be dedicated for public purposes.  

l) the extent to which the plan’s design optimizes the available supply, means of supplying, efficient 

use and conservation of energy; and 

The applications would provided for the efficient development of serviced urban land.  

m) the interrelationship between the design of the proposed plan of subdivision and site plan control 

matters relating to any development on the land, if the land is also located within a site plan 

control area designated under subsection 41 (2) of this Act or subsection 114 (2) of the City of 

Toronto Act, 2006.  1994, c. 23, s. 30; 2001, c. 32, s. 31 (2); 2006, c. 23, s. 22 (3, 4); 2016, c. 25, 

Sched. 4, s. 8 (2). 

Site plan control matters are addressed through the Vacant Land Condominium process.  
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5.2 - 2020 PROVINCIAL POLICY STATEMENT 

The Provincial Policy Statement (PPS) (2020) provides policy direction on the matters of Provincial 

interest delineated under Section 2 of the Planning Act (R.S.0. 1990), and sets the policy framework for 

regulating the development and use of land. An overview of consistency to the applicable policies is 

provided below.  

Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land Use 

Patterns (PPS 1.1) 

Schedule A of the Regional Official Plan shows that the subject lands are within the Urban Area 

Boundary and are considered to be Settlement Area under the PPS. Policy 1.1.3.1 of the PPS requires 

that Settlement Areas be the focus of growth and development. Consistent with this policy, the 

proposed development seeks to provide residential growth and development within the Settlement 

Area. 

The proposed development is consistent with the built-form land use patterns detailed under Policy 

1.1.3.2 in that it contributes to the provision of housing through the efficient use of serviced lands.     

Schedule A2 of the City of Niagara Falls Official Plan further identifies the lands as being within the Built-

up Area. Policy 1.1.3.5 of the PPS directs planning authorities to implement minimum intensification 

targets for Built-up Areas. Under the Region of Niagara Official Plan, the City of Niagara Falls has a 

minimum intensification target of 50%. The proposed development will contribute to the achievement 

of the City’s intensification obligations.   

Coordination (PPS 1.2) 

Policy 1.2.1 of the PPS requires that a coordinated and comprehensive approach be employed when 

dealing with planning matters. This ensures that the interests of all relevant agencies are addressed. 

Consistent with this policy, formal pre-consultation meetings for this application were held on 

November 18, 2021, and September 7, 2023. At these pre-consultation meetings, the proposal was 

reviewed by the upper and lower-tier planning authorities as well as other agencies and the 

requirements for a complete application were determined.  

Housing (PPS 1.4) 

The policy direction under Section 1.4 of the PPS requires that a full range and mix of housing types and 

densities is provided to meet the City’s current and future housing needs. Specifically, Policy 1.4.3 

requires that planning authorities permit and facilitate all housing options that meet social, health and 

economic needs of current and future residents.  

The proposed development provides additional single detached variety in accommodating freehold and 

condominium tenure.  
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Infrastructure and Public Service Facilities (PPS 1.6) 

In general, Section 1.6 of the PPS requires that infrastructure and public service facilities are to be 

provided in an efficient manner while accommodating projected needs so as to reduce the cost of 

accommodating growth. The subject lands are fully serviced and the development of the land does not 

require the provision of new municipal infrastructure.  

Policy 1.6.6.2 promotes residential intensification in areas with existing municipal sewage and water 

services where it is feasible to optimize the use of these services. A Functional Servicing Report has been 

provided with the applications which confirms that the proposed development can be serviced with 

existing infrastructure.    

Long Term Economic Prosperity (PPS 1.7) 

Section 1.7 of the PPS outlines the planning principles that contribute to the long term economic 

prosperity of the Province. With regard to these principles, the proposed development is consistent with 

b), c) and g). 

Policy 1.7.1(b) states that long term economic prosperity is supported by encouraging residential uses to 

respond to dynamic market-based needs and provide necessary housing supply and range of housing 

options for a diverse workforce. Consistent with this requirement, the proposed development will 

provide variation in the City’s single detached supply.     

Policy 1.7.1(c) states that optimizing the long-term availability and use of land, resources, infrastructure 

and public service facilities supports long term economic prosperity. In accordance with this policy 

directive, the proposal seeks to facilitate compatible intensification which would make efficient use of 

the land and existing infrastructure.  
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5.3 - 2020 GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE 

The Growth Plan for the Greater Golden Horseshoe informs decision-making regarding growth 

management and environmental protection in the Greater Golden Horseshoe through specific policies 

based on a 25-year planning horizon. The goal of the policies under the Growth Plan is to enable 

environmental, social and economic prosperity on a regional level.  

Managing Growth (PTG 2.2.1) 

As stated in Section 2.2.1, the growth management policies of the growth plan are based on the 

projected growth in Schedule 3 to the Growth Plan. According to Schedule 3, the Region of Niagara is 

anticipated to have a population of 674,000 by the year 2051.  

Policy 2.2.1.4 states that the Growth Plan’s growth management policies seek to support the 

achievement of complete communities. Complete communities are defined under the Growth Plan as,  

“Places such as mixed-use neighbourhoods or other areas within cities, towns, and settlement areas that 

offer and support opportunities for people of all ages and abilities to conveniently access most of the 

necessities for daily living, including an appropriate mix of jobs, local stores, and services, a full range of 

housing, transportation options and public service facilities. Complete communities are age-friendly and 

may take different shapes and forms appropriate to their contexts.” 

The proposed development contributes to the accommodation of projected growth and supports the 

achievement of complete communities, as required in Section 2.2.1 of the Growth Plan. Specifically, the 

proposal represents efficient infill development on serviced residential land. The proposed dwellings are 

a compact built-form that add to the provision of a full range of housing options.  

Housing (PTG 2.2.6) 

The policies under Section 2.2.6 of the Growth Plan support the achievement of complete communities 

through the provision of a full range of housing options and densities. The proposed dwellings improve 

housing choice and support the proposal supports the provision of housing that meets current and 

projected housing needs. 

Water and Wastewater Systems (PTG 3.2.6) 

Policy 3.2.6.2 of the Growth Plan requires that water and wastewater systems be planned and 

constructed to maximize functionality and efficient use so as to ensure that the municipality recovers 

the cost of providing water and wastewater infrastructure. The subject lands are already connected to 

City services and the proposed development increases the efficient use of this infrastructure. A 

Functional Servicing Report has been prepared which confirms that the existing water and wastewater 

systems can adequately support the proposed development.  
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Stormwater Management (PTG 3.2.7) 

Policy 3.2.7.2 requires that stormwater management strategies be developed prior to proposals for 

large-scale development. A preliminary Stormwater Management Plan has been prepared to ensure that 

the proposed development does not cause any negative impacts on stormwater management.   
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6.0 - NIAGARA OFFICIAL PLAN (2022) 

The 2022 Niagara Official Plan (NOP) outlines the long-term strategic policy planning framework for 

managing growth in the Region to a planning horizon ending in 2051.  

CHAPTER 2 – GROWING REGION  

Chapter 2 of the NOP contains the policy framework for the accommodation of the Region’s projected 

population and employment growth.  

 

2.1 – FORECASTED GROWTH 

 

Per Section 2.1, the Region of Niagara is anticipated to have a population of 694,000 people and 272,000 

jobs by the year 2051, representing an increase of over 200,000 people and 85,000 jobs from 2021. These 

population and employment forecasts are further broken down by municipality in Table 2-1, wherein the 

City of Niagara Falls has a projected population of 141,650 people and 58,110 jobs.  

 

2.2 – REGIONAL STRUCTURE 

 

Section 2.2 establishes the regional land use structure, based on Provincial directives which dictate how 

the projected growth in the Region is to be accommodated. A majority of growth is to occur within the 

Settlement Area, where water and wastewater systems exist or are planned, and where a range of 

transportation options can be accommodated. The Settlement Area is comprised of the Delineated Built-

up Area and the Designated Greenfield Area. 

 

Schedule B of the Regional Plan indicates that the subject lands are the Delineated Built-up Area (see 

Figure 3, below). The subject lands are also serviced with existing water and wastewater systems and are 

therefore an appropriate location to accommodate prescribed growth.  
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2.2.1 – Managing Urban Growth 

Per Policy 2.2.1.1 a), development in the Built-up Area is required to support the achievement of the 

Region’s intensification target. The Region’s intensification target is 60%, as stipulated in policy 2.2.2.5. 

Table 2-2 of the NOP further breaks down the intensification target by municipality. The City of Niagara 

Falls is assigned an intensification target of 50% which means that approximately 10,100 dwelling units 

are required to be accommodated within the existing Built-up Area by the year 2051. The proposed 

development contributes positively to the accommodation of prescribed residential growth in the City’s 

Built-up Area.  

Policy 2.2.1.1 b) states that development in urban areas should support a compact built-form and a mix 

of land uses to support the creation of complete communities. The proposed development 

accommodates residential development at a more compact form and accommodates additional single 

detached variety.   

Policy 2.2.1.1 c) states that development in urban areas should accommodate a diverse range and mix of 

housing types, unit sizes and densities to accommodate future and current marked-based and 

affordable housing needs. The proposed development provides variation in the single detached segment 

and accommodates freehold and condominium tenure.  

Policy 2.2.1.1 e) states that development in the urban area should support built-forms, land use patterns 

and street configurations that minimize land consumption, reduce the cost of municipal water and 

wastewater systems and services. The subject lands have access to existing water and wastewater 

Figure 3 - Excerpt from Region of Niagara Official Plan Schedule B - Regional Structure 
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services, and the proposed development represents a compact and efficient built-form that optimizes 

the use of land and infrastructure.  

Policy 2.2.1.1 g) states that development in urban areas should support opportunities for intensification 

including a mix of residential built-forms in appropriate locations to ensure compatibility with 

established residential areas. The proposed development provides intensified residential development 

that is reflective of and compatible with the established residential character of the surrounding area.  

2.3 – HOUSING 

The objectives of the policy direction under Section 2.3 of the NOP are to provide a mix of housing 

options to address current and future needs, to provide more affordable and attainable housing options, 

and to plan to achieve affordable housing targets through land use and financial incentive tools.  

2.3.1 – Provide a Mix of Housing Options 

Policy 2.3.1.1 directs that a range and mix of densities, lot and unit sizes and housing types should be 

accommodated in the settlement area to meet housing needs at all stages of life. The proposed 

development provides additional single detached housing choice.  
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7.0 - CITY OF NIAGARA FALLS OFFICIAL PLAN (2019 CONSOLIDATION)  

INTRODUCTION 

The City of Niagara Falls Official Plan contains land use policies which implement the City’s long-term 

growth management goals. Schedule A of the Niagara Falls Official Plan identifies that the subject lands 

are designated as Residential (see Figure 4). Schedule A2 further identifies that the lands are in the Built-

up Area.  

 

 

 

 

 

 

 

 

 

 

POLICY EVALUATION 

PART 1 – PLAN OVERVIEW AND STRATEGIC DIRECTION 

Section 2 – Strategic Policy Direction 

The intent of the Official Plan is to guide land use and development in the City of Niagara Falls so as to 

ensure orderly and efficient growth to meet Provincial and Regional growth targets while maintaining 

and protecting natural heritage and agricultural lands.  

Growth Objectives 

Contained under this heading are the City’s Growth Objectives which guide the subsequent policy 

direction for the land uses identified on Schedule A. The following is an evaluation of the proposal’s 

conformity to the Growth Objectives, with the objectives quoted verbatim and an analysis of conformity 

provided in italics. 

1. To direct growth to the urban area and away from non-urban areas. 

 

The applications direct growth to the urban area.  

Figure 4 - Excerpt from Niagara Falls Official Plan, Schedule A 
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2. To protect Natural Heritage Areas and their functions. 

 

The subject lands are not impacted by Natural Heritage Areas.  

 

3. To support increased densities, where appropriate, and the efficient use of infrastructure within the 

Built-Up section of the urban area. 

 

Consistent with this objective, the proposal seeks to gently increase density on serviced 

residential lands. The proposed development increases the efficient use of the land and 

infrastructure.   

 

5. To meet the targets as established by the Province through the Greater Golden Horseshoe Growth 

Plan and through the Region of Niagara Comprehensive Review. 

 

According to the Region of Niagara Official Plan (2022) the City of Niagara Falls is 

anticipated to have a population of 141,650 by 2051. The proposed development 

supports the accommodation of Niagara Falls’ anticipated growth in accordance with 

Provincial, Regional and growth management directives.   

 

7. To achieve a minimum of 40% of all residential development occurring annually within the Built Up 

Area shown on Schedule A-2 by the year 2015. 

 

Per the most recent Regional Official Plan (2022), the City of Niagara Falls’ 

intensification target is 50%. The proposed development supports the achievement of 

the City’s intensification obligations.  

 

10. To plan for an urban land supply for 20 years and to maintain a minimum 10 year supply of land for 

residential growth through intensification or greenfield development. 

 

The proposed development represents intensification within the urban boundary. The 

efficient redevelopment and intensification of existing residential land limits the need to 

expand the urban boundary and allows for an adequate amount of residential land to be 

maintained to accommodate future growth.  

 

11. To provide a supply of serviced land that is capable of providing three years of residential 

development through intensification and land in draft approved and registered plans of subdivision. 

 

Consistent with this objective, the subject lands are serviced residential lands and the 

proposed development would facilitate the intensification of the land.  

Policies 
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Contained under this heading are the policies related to the Growth Objectives outlined in the previous 

section. The following is an evaluation of the proposal’s conformity to these policies, with the objectives 

quoted verbatim and an analysis of conformity provided in italics. 

2.3 The City shall provide sufficient lands within the Urban Area Boundary to meet the projected 

housing, population and employment targets of Table 1. 

According to Table 1, the City of Niagara Falls is anticipated to have a population of 

106,800 and 42,740 households. The proposed development would increase the efficient 

use of existing residential lands to accommodate growth.    

2.4 The opportunity for increased densities within the Built Area Boundary shall be provided to 

make use of existing infrastructure, buildings and available transit through specific policies for 

the intensification nodes and corridors outlined in Part 1, Section 3. 

While the subject lands are not located within a delineated intensification node, the 

development leverages the benefits of intensification through the efficient use of land, 

infrastructure and public services.  

2.8 The City shall consider residential and employment growth in relation to Schedule “B” - Phasing 

of Development and the polices of Part 1, Section 3 of this Plan. 

Schedule B of the Official Plan indicates that the subject lands are within the Existing 

Municipal Service Area. The proposed development of the land does not require the 

provision of new infrastructure.  

2.11 No new urban areas shall be created. 

 The applications propose the efficient and intensified use of lands within an existing 

urban area.   

Section 3 – Intensification  

The policies under this heading apply to applications for intensification including development on lands 

within the Built-up Area. The following is an evaluation of the proposal’s conformity to the applicable 

Intensification Policies, with the policies quoted verbatim and an analysis of conformity provided in 

italics. 

 

General Policies 

3.1 Unless otherwise permitted through the maps and policies of this Plan, residential 

intensification shall require an amendment to this Plan and proceed by way of site specific 

zoning by-law amendment whereby individual proposals can be publically assessed. Proposals of 

sufficient land area shall be developed through plans of subdivision. 
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A site-specific Zoning By-law Amendment application has been submitted to permit and 

regulate the proposed development.  

The development conforms with the applicable policies of the Official Plan.  

3.2 The development or redevelopment of lands currently designated Tourist Commercial in 

accordance with Part 2, Section 4.2.9 shall conform with the height and design policies of Part 2, 

Section 4 and meet the minimum density requirements for a high density development as 

permitted in Part 2, Section 1.15.5(iii). 

  The subject lands are not designated as Tourist Commercial.  

3.3 The extent of the Intensification Nodes and Corridors as shown on Schedule A-2 and the limits of 

the height strategies of Schedules A-2(a), A-2(b), A-2(c) and A-2(d) are not intended to be scaled 

but a guide whereby building heights shall be considered on each individual basis with regards 

to the character of surrounding development. 

The subject lands are not within an Intensification Node or Corridor identified on 

Schedule A-2. 

3.4 The intensification through redevelopment of lands designated Residential in this Plan shall 

comply with the policies of Section 2, 1.15.5 of this Plan. 

Section 2, Policy 1.15.5 of the Official Plan requires that new development comprised of 

single detached, semi-detached or street and block townhouse dwellings are to be 

developed to a density between 20 and 40 units per hectare.  

The applications propose the provision of 6 single detached dwellings on 0.3302 hectares 

of land. Per Section 5.12 a Second Unit is permitted as-of-right in the R1E Zone which 

increases the number of residential units to 7. This represents a density of over 21 units 

per hectare which conforms with the density policies under the Official Plan.   

PART 2 - LAND USE POLICIES 

SECTION 1 - RESIDENTIAL 

Schedule A identifies the lands as Residential and Schedule A-2 further designates the lands as being in 

the Built-up Area. Conformity to the applicable policies for these land use designations is demonstrated 

below. 

General Policies  

The policies under this heading apply to all lands that are designated as Residential on Schedule A of the 

Official Plan. The following is an evaluation of the proposal’s conformity to the applicable General 

Policies, with the policies quoted verbatim and an analysis of conformity provided in italics. 
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1.1 The predominant use of land in areas designated Residential shall be for dwelling units of all 

types catering to a wide range of households. Predominant uses shall include single detached 

and semi-detached dwellings, duplexes, triplexes, quadraplexis, townhouses, apartments, group 

homes and other forms of residential accommodation. 

The applications propose the creation of 6 single-detached dwellings which will be 

offered in both freehold and condominium tenureship. The proposed dwellings are a 

permitted residential built-form which improves housing choice.   

1.2 Opportunities for a choice of housing including type, tenure, cost and location shall be provided 

to meet the changing needs of households throughout the Built-up Area and Greenfield Area. In 

order to achieve this goal, the City shall support the following:  

1.2.1 Multiple unit developments, smaller lot sizes and innovative housing forms.  

The applications propose a vacant land condominium comprised of single detached 

dwellings which is a unique and innovative multi-unit form of development.  

1.2.2 Development of vacant land, and more efficient use of under-utilized parcels and existing 

housing stock.  

The applications will increase the efficient use and yield of an existing single detached 

lot.   

1.2.3 The full utilization and consolidation of properties to achieve larger scale and more 

comprehensive residential development.  

The proposed combination of freehold and private road development forms of 

development enables the full utilization of the subject property.  

1.2.4 Development of housing in conjunction with commercial developments in order to create 

walkable neighbourhoods. 

No commercial development is contemplated through these applications.   

1.5 The development and redevelopment of residential lands in the City shall primarily be by plan of 

subdivision incorporating a mix and variety of dwellings and supporting uses to foster the 

development of a complete community. Consents to sever individual parcels of land shall only 

be permitted when it can be demonstrated that a plan of subdivision is not necessary to 

implement the policies of this Plan or applicable secondary plan.  

One single detached lot will be divided by way of an application for Consent. The private 

road development will be divided through a Draft Plan of Vacant Land Condominium. 

This land division strategy is appropriate in this circumstance and in the context of this 

policy.  
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1.6 Building heights referred to in this Plan through the text and schedules are intended as a general 

guide. Consideration may be given in specific situations to allow suitable, well designed 

developments that exceed these height guidelines through an implementing zoning bylaw 

amendment. 

The proposed dwellings will be subject to the 10 meter height requirement under the 

Zoning By-law.    

1.8 All residential development shall require proper and adequate municipal services. The 

municipality shall promote phased development to maintain logical, outward growth in 

residential areas in accordance with the policies of Part 3, Section 1.  

The expansion of municipal infrastructure is not required to support the proposed 

development as the subject lands are already serviced. A Functional Servicing Report has 

been provided with the applications which confirms that there is sufficient capacity to 

service the proposed development.   

Built-up Area 

Policies for lands identified as being in the Built-up Area on Schedule A-2 are found under Part 2, Section 

1.15 of the Official Plan. The following is an evaluation of the proposal’s conformity to the applicable 

Built-up Area policies, with the policies quoted verbatim and an analysis of conformity provided in 

italics. 

1.15 It is recognized that opportunities exist throughout the Built-Up Area as shown on Schedule A-2 

to create new housing units. Intensification, while maximizing the density of a given land area, 

shall be designed to integrate into the surrounding neighbourhood. The following policies are to 

be considered in the design of residential development, intensification and infilling and read in 

conjunction with the policies of PART 1, Sections 2 and 3: 

1.15.1 The character of the existing neighbourhoods within the Built-up Area shall be retained. 

Accordingly, residential development, intensification and infilling shall blend into the lot fabric, 

streetscape and built form of a neighbourhood. 

The proposed development consists of single-detached dwellings which is consistent with 

the residential character of the immediate neighbourhood. The provision of a single-

detached dwelling on St. John Street maintains the existing streetscape character.  

1.15.2 A gradation of building heights and densities will be encouraged together with sufficient 

horizontal separation distances between taller buildings and low rise dwellings in order to 

ensure a complementary arrangement of residential uses. 

The future dwellings will be subject to the 10-meter maximum height requirement under 

the implementing Zoning By-law. This is consistent with the height of surrounding 

dwellings.   
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1.15.3 Generally, development within the Built-up Area should be at a higher density that what 

currently exists in the neighbourhood. A harmonious mix of single and multiple accommodation 

will be encouraged through the Built-up Area so that at any one time a variety of housing types 

will be available suitable for different age groups, household sizes and incomes. 

In conformity to this policy, the proposed development represents the redevelopment of 

the land at a higher density than what currently exists within the neighbourhood. The 

proposal balances growth obligations with the compatibility considerations under Policy 

1.15.2 to achieve complementary and compatible intensification.    

1.15.5 Single detached housing is the dominant housing form in existing residential neighbourhoods. 

Increasing the amount of various types of multiple residential accommodations is encouraged in 

order to provide for an overall mix of housing within all communities. The inclusion of various 

housing forms through subdivisions, intensification and infilling shall not be mixed 

indiscriminately, but will be arranged in a gradation of building heights and densities according 

to the following policies: 

The proposed development uses a private road format with a single detached built-form 

to provide for context-sensitive and compatible infill development that efficiently utilizes 

urban lands.  

(i) Single and semi-detached dwellings, street townhouses, block townhouses and other 

compatible housing forms are to be developed to a maximum net density of 40 units per 

hectare with a minimum net density of 20 units per hectare and should generally be located 

on local or collector roads. New housing forms are to be of a height, massing and provide 

setbacks that are in character with the surrounding neighbourhood. 

The applications propose the provision of 6 single detached dwellings on 0.3302 hectares 

of land. Per Section 5.12 a Second Unit is permitted as-of-right in the R1E Zone which 

would increase the potential number of residential units to 7. This represents a density of 

over 21 units per hectare which conforms with the density policies under the Official 

Plan.   

The proposal carefully balances intensification with compatibility and the development is 

consistent with the density envisioned in the Official Plan for the Low-Density Area while 

maintaining a built-form that is reflective and compatible with the surrounding single-

detached neighbourhood. 
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8.0 - CITY OF NIAGARA FALLS ZONING BY-LAW (By-law 79-200) 

Existing Zoning 

The subject property is currently zoned as Residential 1D Density (R1D) in accordance with the City’s 

Comprehensive Zoning By-law (79-200). The existing zoning information is shown in Figure 5, below.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 5 - Existing Zoning Information (cropped from Niagara Falls Viewer - Land Regulation) 
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Proposed Amendment 

A Zoning By-law Amendment Application has been submitted to implement the proposed land division 

and development. The proposed Zoning Schedule is shown below in Figure 6. A Draft Zoning By-law 

Amendment is included as Appendix III. 

Freehold Single Detached Dwelling 

The freehold single detached lot on St. John Street is proposed to be zoned as Residential 1E Density 

(R1E) Zone which is the single detached zone category that most closely reflects the proposed lot 

parameters. An overview of conformity to the applicable R1E provisions is provided below in Table 1. 

The requested site-specific relief is evaluated below.  

 

 

 

Figure 6 - Proposed Zoning By-law Amendment 
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Table 1 – Single Detached Zoning Conformity 

Zoning By-law 79-200 

Section 7.5 R1E Density Zone 

Provision Required Proposed 

7.5.1 – Permitted Uses 

(a) A detached dwelling 
(b) A home occupation Subject to Section 5.5 
(c) Accessory Buildings and structures, subject to Sections 4.13 and 4.14 
(d) A group home, type 1 
 

No Change  

7.5.2 – Regulations  

a) Minimum Lot Area (Interior Lot)  370 square meters 
365 square 

meters 

b) Minimum Lot Frontage (Interior Lot) 12 meters No Change 

c) Minimum Front Yard Depth 6 meters  No Change 

d) Minimum Rear Yard Depth 7.5 meters No Change 

e) Minimum Interior Side Yard Width 1.2 meters No Change 

f) Minimum Exterior Side Yard Width 4.5 meters No Change (N/A) 

g) Maximum Lot Coverage 45% No Change 

h) Maximum Height of a Building or Structure 10 meters No Change 

i) Deleted N/A N/A 

j) Maximum Number of Detached Dwellings on 
One Lot 

One Only No Change 

k) Parking and Access Requirements In Accordance with Section 4.19.1 No Change 

l) Accessory Building and Accessory Structures 
In Accordance with Sections 4.13 and 

4.14 
No Change 

m) Minimum Landscaped Open Space 30% of the Lot Area No Change 

Requested Site Specific Relief  

Minimum Lot Area 

A minimum lot area of 370 square meters is required in the R1E Zone, whereas a minimum lot area of 

365 square meters is requested for the proposed freehold single detached lot.  

The requested site-specific lot area provision is a minor deviation from the standard zoning requirement 

and has no impact on the developability of the property as intended or compatibility with surrounding 

properties. The requested site-specific provision has the quantifiable effect of reducing the maximum 

building length that can be accommodated on the property by approximately 40 centimeters. The 

property achieves the minimum lot frontage requirement and has sufficient width to accommodate a 

single detached dwelling. The future dwelling will be subject to all of the other standard built-form 

provisions under the R1E Zoning category which regulate massing, provide for appropriate separation 

from adjacent properties and structures, and ensure that sufficient outdoor amenity space is provided.  
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Private Road Development (Vacant Land Condominium) 

The proposed private road Vacant Land Condominium is proposed to be zoned as Residential 4 (R4) 

Zone. The R4 Zone is the City’s zone category which permits and regulates Group Dwelling 

configurations including private road developments. An overview of conformity to the applicable R4 

provisions is provided in Table 2. The requested site-specific provisions are evaluated below.   

Table 2 – Multiple Dwellings (Vacant Land Condominium) Zoning Conformity 

Zoning By-law 79-200 

Section 7.8 Residential Low Density, Grouped Multiple Dwelling Zone (R4) 

Provision Required Proposed 

7.9.1 – Permitted Uses 

(a) A townhouse dwelling containing not more than 8 dwelling units  
(b) An apartment dwelling  
(c) Group dwellings, provided that no townhouse dwelling in the group dwellings 

contains more than 8 dwelling units  
(d) Accessory buildings and accessory structures, subject to the provisions of sections 

4.13 and 4.14.  
(e) A Home Occupation in a detached dwelling, or a dwelling unit of a semidetached 

dwelling or a duplex dwelling, subject to the provisions of section 5.5. 

Add: Single 
Detached 
Dwellings  

7.9.2 – Regulations  

a) Minimum Lot Area In accordance with 7.9.3 a)  No Change 

b) Minimum Lot Frontage (more than 4 
dwelling units) 

30 meters 12.7 meters 

c) Minimum Front Yard Depth 6 meters No Change 

d) Minimum Rear Yard Depth 7.5 meters 6 meters 

e) Minimum Interior Side Yard One-half the height of the building 1.2 meters 

f) Minimum Exterior Side Yard Width 4.5 meters No Change 

g) Maximum Lot Coverage 35% No Change 

h) Maximum Height of a Building or 
Structure 

10 meters No Change 

i) Deleted N/A N/A 

j) Number of Dwellings on One Lot More than one (subject to 7.9.3) No Change 

k) Parking and Access Requirements In accordance with Section 4.19.1 No Change 

l) Accessory Buildings and Structures In accordance with Sections 4.13 and 4.14 No Change 

m) Minimum Landscaped Open Space 
45 square meters for each dwelling unit (225 

square meters) 
No Change 

n) Minimum Privacy Yard Depth 7.5 meters 6 meters 

7.9.3 - Additional Regulations for Group Dwellings 

a) Minimum Lot Area 
200 square meters per dwelling (1,000 square 

meters) 
No Change 

b) Nothing in section 4.11 or in clause b of section 7.10.2 shall be deemed to require 
each townhouse dwelling and each apartment dwelling to front or abut upon a street. 

No Change 

4.14 – Yard Encroachments – Decks  

Front Yard Encroachment Permitted 2.5 meters No Change 

Rear Yard Encroachment Permitted 4.0 meters No Change 
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Interior and Exterior Side Yard 
Encroachment Permitted 

Required Yard of Main Dwelling (1.2 meters 
side yard setback proposed) 

No Change 

Distance from Street Line 1.5 meters No Change 

4.19 Parking Areas 

Minimum Parking Space Requirements 1 parking space per dwelling unit No Change 

Requested Site Specific Relief 

Permitted Uses 

The R4 Zone permits “Group Dwellings” which are defined as “an arrangement on the same lot of two or 

more townhouse dwellings or apartment dwellings or a combination thereof.” While the proposed 

private road development contains multiple dwelling units and is reflective of a Group Dwelling 

configuration as envisioned in the Zoning By-law, single detached dwellings are not explicitly defined as 

a permitted built form. A private road development containing single-detached dwellings is a somewhat 

unique arrangement, and it was likely not the intent of the Zoning By-law to specifically restrict private 

road developments from containing single detached dwellings. Instead, the permitted uses reflect the 

more common housing forms associated with Group Dwelling arrangements. The proposed Zoning By-

law Amendment will therefore add single-detached dwellings as a permitted use to reflect the nature of 

the proposed development.    

Minimum Lot Frontage 

The R4 Zone requires a minimum lot frontage of 30 meters where a property contains more than 4 

dwelling units. The proposed development contains 5 dwelling units with a lot frontage of 12.7 meters.  

The minimum lot frontage is intended to provide sufficient lot width to accommodate permitted forms 

of development. In this case, the lot frontage is required to accommodate the private road on which the 

dwellings have frontage. The provided frontage comfortably accommodates the private road with 3.0 

meters of landscape area on each side to buffer the private road from adjacent properties. The 

requested site-specific frontage is therefore appropriate for the proposed development configuration.  

Minimum Rear Yard Depth 

The R4 Zone requires a rear yard setback of 7.5 meters, whereas a setback of 6 meters is proposed. Unit 

6 is the only dwelling adjacent to the rear lot line and the minimum setback is measured from the rear 

wall of the unit. The proposed setback provides sufficient amenity space for Unit 6 and the reduced 

setback does not impact any adjacent properties as the rear lot line is adjacent to the hydro corridor and 

open space area.  

Minimum Interior Side Yard 

The R4 zone provisions require that the minimum side yard setback is one-half the height of the 

building. This method of regulating a side yard setback is common for the higher density residential built 

forms permitted in the R4 Zone such as block townhouses and apartments. As noted, a site-specific 

provision is requested to add single detached dwellings as a permitted use in the R4 Zone.  
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The minimum interior side yard requested for the proposed development is 1.2 meters and reflects the 

setback between the side wall of Units 1 and 2 to the easterly property line. The proposed setback is 

common for single detached development and is permitted within all of the City’s single detached zones 

(R1A-R1E).  

Minimum Privacy Yard Depth 

The Zoning By-law requires that a privacy yard a minimum of 7.5 meters in depth measured from the 

rear yard of each dwelling be provided. A privacy yard of 6 meters is proposed for Units 2-5. The 

proposed 6-meter yards are typical for condominium developments provide sufficient outdoor amenity 

area while lessening maintenance obligations. The property is directly adjacent to the EE Michelson Park 

which provides additional outdoor recreation opportunities.  
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9.0 - PLANNING POSITION 

This Planning Justification Report has been prepared to provide a planning rationale for the proposed 

development of 6529 St. John Street in the City of Niagara Falls, Regional Municipality of Niagara.  

The applications propose the severance of a single detached parcel and the development of the 

remainder of the property with a Vacant Land Condominium containing 5 single detached dwellings 

fronting onto a private roadway.  

The proposed development carefully balances the accommodation of prescribed growth through 

intensification while maintaining the low-density character of the established neighbourhood.  

The proposed development is permitted and supported by Provincial and Regional growth management 

and land use policies and supports the accommodation of growth by way of intensification.  

The development conforms to the City’s Official Plan which prescribes how growth is to be 

accommodated while respecting existing development.  

The proposed site-specific Zoning provisions will establish the appropriate permissions to enable the 

proposed development and ensure that the development is compatible with the surrounding area.  

Based on the above-analysis, the submitted applications satisfy the requirements of the Planning Act, are 
consistent with the Provincial Policy Statement, conform to Growth Plan, Niagara Region Official Plan and 
City of Niagara Falls Official Plan, represent good planning, and should be supported.  

 

Submitted by, 
 
 

Ethan Laman, BURPl., MCIP, RPP 
Planner 
Upper Canada Consultants 

 

 



 

 

 

 

 

 

 

 

 

 

 

Appendix I 

Pre-consultation Agreement  

 
 

 

 

 

 

 

 

 

 



















































 

 

 

 

 

 

 

 

 

 

 

Appendix II 

Draft Plan of Vacant Land Condominium  
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Appendix III 

Draft Zoning By-law Amendment  
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6529 St. John Street - Draft Zoning By-Law Amendment 

THE CORPORATION  

OF THE 

CITY OF NIAGARA FALLS 

BY-LAW NO. _____ 

 

A BY-LAW TO AMEND BY-LAW NO. 79-200, to facilitate the development of the lands 

with six single-detached dwellings (__________________).  

THE COUNCIL OF THE CORPORATION OF THE CITY OF NIAGARA FALLS ENACTS AS FOLLOWS: 

1. The lands that are the subject of and affected by the provisions of this by-law are 

described in Scheduled 1 of this by-law and shall be referred to in this by-law as the 

“Lands”. Schedule 1 is a part of this by-law.  

2. The lands shall be identified as Parcels R1E-XXX ____ and R4-XXX____. 

3. The purpose of this by-law is to amend the provisions of By-law No. 79-200, to permit 

the use of the Lands in a manner that would otherwise be prohibited by that by-law. In 

the case of any conflict between a specific provision of this by-law and any existing 

provision of By-law No. 79-200, the provisions of this by-law are to prevail.  

4. Notwithstanding any provision of By-law No. 79-200 to the contrary, the following uses 

and regulations shall be permitted uses and regulations governing the permitted uses 

on any of the Lands.  

5. The permitted uses for Parcel R1E-XXX shall be: 

a. The uses permitted in the R1E Zone 

6. The regulations governing the uses permitted on Parcel R1E-XXX shall be as follows:  
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R1E-XXX Zone Provisions  

a) Minimum Lot Area 365 square meters 

 

7. The permitted uses for Parcel R4-XXX shall be: 

a. The uses permitted in the R4 Zone. 

b. Single Detached Dwellings 

8. The regulations governing the uses permitted on Parcel R4-XXX shall be as follows: 

R4-XXX Zone Provisions  

a) Minimum Lot Frontage 12.7 meters 

b) Minimum Rear Yard Depth 6 meters 

c) Minimum Interior Side Yard 1.2 meters 

d) Minimum Privacy Yard Depth 6 meters 

 

9. All other applicable regulations set out in By-law No. 79-200 shall continue to apply to 

govern the permitted uses on the lands, with all necessary changes in detail.  

10. No person shall use the Lands for a use that is not a permitted use.  

11. No person shall use the Lands in a manner that is contrary to the regulations.  

12. The provisions of this by-law shall be shown on Sheet X of Schedule “X” of By-law No. 

79-200 by re-designating the Lands from the Residential 1D Density (R1D) zone to 

Residential 1E Density site-specific (R1E-XXX) Zone, and Residential Low Density, 

Grouped Multiple Dwelling site-specific (R4-XXX) Zone.  

Passed this ____ day of _____, 2024.  

  
 
READ A FIRST, SECOND AND THIRD TIME THIS _____ DAY OF ____, 2024. 
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________________________________________                   _________________________________ 
MAYOR                     CITY CLERK  
 

 



PART 1 - FROM RESIDENTIAL 1D DENSITY (R1D) ZONE
TO RESIDENTIAL LOW DENSITY GROUP MULTIPLE
DWELLING SITE SPECIFIC ZONE (R4-X)

SCHEDULE 'A' OF ZONING BY-LAW AMENDMENT No.____

MAYOR:

CLERK:

LEGEND

PART 1

PART 2

PART 1 - FROM RESIDENTIAL 1D DENSITY (R1D) ZONE
TO RESIDENTIAL 1E DENSITY SITE SPECIFIC ZONE
(R1E-X)

ST. JOHN STREET

HYDRO CORRIDOR
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