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1.  TITLE AND COMPONENTS OF THE PLAN 

1.1. TITLE 

I. This Plan shall be referred to as the Official Plan for the Town of Fort Erie. The 

Fort Erie Planning Area was established on January 1, 1970 in the Regional 

Municipality of Niagara under the authority of the Regional Municipality of 

Niagara Act 1968-69 as replaced by the Municipal Act S.O. 2001, Chapter 25. 

 

II. This Official Plan replaces the Official Plan approved March 9, 1989 for the Fort 

Erie Planning Area and Amendments thereto. 

1.2. COMPONENTS 

I. Sections 1 to 14 inclusive and Section 15 consisting of Schedules ñAò, ñA1ò, ñBò, 

ñCò, ñC1ò, ñDò, ñD1ò, and ñEò and Appendices óAô constitute this Official Plan. 

Appendices óBô and óDô are for information purposes only and complement the 

policies of this Plan. 

 

II. Italicized words found in this document are defined in Appendix óAô. 
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2.  PURPOSE AND GOALS 

2.1. PURPOSE OF THE PLAN 

I. The general purpose of this Plan is to provide the Town of Fort Erie with a 

general policy designed to secure the health, safety, convenience and welfare of 

the present and future inhabitants of the Planning Area. The general purpose of 

this Plan is to provide the Town of Fort Erie with a general policy designed to 

support strong, livable, and healthy communities, protect the environment and 

public health safety, and facilitate economic growth. The policy goals and 

objectives and various sections of this Plan have been developed in 

consideration of the following planning principles being: providing for a mix of 

land uses; taking advantage of compact building design where appropriate; 

creating a range of housing opportunities and choices; creating walkable 

neighbourhoods; fostering distinctive, attractive communities with a strong sense 

of place; preserving open space, farmland, natural beauty, and critical 

environmental areas; strengthen and direct development towards existing 

communities; making development decisions predictable, fair and cost effective; 

and encouraging community and stakeholder collaboration in development 

decisions. 

 

II. This Plan is intended to provide basic policy, within the framework of the 

Planning Act, the Provincial Policy Statement, Provincial Growth Plan and the 

Regional Policy Plan, within which Council may carry out successive and more 

detailed steps in the planning process through the exercise of powers conferred 

on them by Provincial legislation. It is intended that this Plan will be a guide to all 

public and private agencies concerned with the development of the Town. Public 

authorities will be assisted in their planning and installation of necessary 

municipal facilities, such as roads and schools. 

 

III. This Plan is not to be considered as a means of restricting the use of land such 

as a zoning by-law, but it directs the Council in its use of the relevant provisions 

of Provincial legislation. Upon the Regional Municipality of Niagaraôs approval of 

this Plan, and notwithstanding any other general or special Act, no public work 

shall be undertaken and no by-law shall be passed for any purpose that does not 

conform with the Plan, except as specifically provided for under the Planning Act, 

1990. 

2.2. PLAN PERIOD 

I. The Act establishing the Regional Municipality of Niagara requires that all Official 

Plans for subsidiary Planning Areas be brought into conformity with the Regional 
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Policy Plan. The Regional Policy Plan was approved by, in part, the Minister on 

June 16, 1978 and was later modified by decision of the Ontario Municipal Board 

on February 27, 1981. A number of amendments have been made to the Plan 

since that time. It is intended that the Plan period for this document shall be from 

2006 to 2026. This Plan shall be reviewed every five years. Changes in the 

economic structure, the pattern of land use or development in the Town of Fort 

Erie or revisions to the Regional Policy Plan, Provincial Growth Plan, and 

Provincial Policy Statement, may necessitate a revision in the Plan. 

2.3. GOALS AND OBJECTIVES 

I. Goals and Objectives establish the general direction of planning and 

development for the Town of Fort Erie. Goals are defined as the ideal conditions 

towards which policies are directed.  Objectives are elaborations of the goals, 

and qualify and clarify their scope and intent. 

 

II. The Goals and Objectives that are established for this Plan are set out below.  

Reference should be made to the Policy Sections of this Plan, which are intended 

as more detailed statements guiding the Town of Fort Erie in the realization of the 

Goals and Objectives. 

2.3.1. GENERAL 

Goals: 

a. To maintain the unique character of the Town of Fort Erie as a 

municipality with many distinct communities and neighbourhoods; 

 

b. To encourage a reasonable balance within the Town of  Fort  Erie  

between  housing  and employment opportunities; and 

 

c. To accommodate population growth and future development in an 

orderly and efficient land use pattern. 

Objectives: 

a. To establish an efficient, integrated land use pattern that will 
facilitate optimum growth for the Town of Fort Erie; 
 

b. To protect and enhance the irreplaceable scenic areas and physical 
resources (such as the Niagara River and Lake Erie shorelines, 
streams, agricultural lands and mineral aggregate and petroleum 
resources); 
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c. To encourage a land use pattern which builds upon the historical 
development of the Town; and 
 

d. To minimize the degree of incompatibility between various land 
uses while encouraging a land use pattern that integrates 
employment, recreation, and housing in close proximity. 

2.3.2. SOCIAL AND COMMUNITY NEEDS 

Goals: 

a. To provide adequate community services to meet the needs of the 
existing and future residents of the Town; 
 

b. To foster and protect the community identity of the Town; and 
 

c. To ensure new development is accessible to people with disabilities. 
 

Objectives: 

a. To cooperate with other levels of government in establishing 
recreation, open space and community centres where the need is 
demonstrated; 
 

b. To encourage the maintenance and enhancement of the quality of 
life in the Town; and 
 

c. To encourage the joint use of social, community and educational 
facilities. 

2.3.3. COMMUNITIES AND NEIGHBOURHOODS 

Community Goals 

a. To foster the development of strong, liveable and healthy 

communities incorporating protection of the environment, public 

health and safety, while facilitating economic growth and maintaining 

community identity. 

Community Objectives 

a. To utilize Neighbourhood Plans in achieving strong, liveable and 
healthy communities comprising interconnected vibrant 
neighbourhoods; 

b. Incorporating urban design elements to achieve attractive and 
distinct communities and neighbourhoods; and 

c. To develop and implement Community Improvement Plans to 
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improve communities characterized by inadequate physical, social, 
community or recreational facilities, infrastructure or 
obsolete/dilapidated buildings. 

Neighbourhood Goals 

a. Neighbourhoods will develop, in accordance with Neighbourhood 
Plans, with an attractive, compact orderly urban structure that links 
institutional, recreational, commercial, natural features and 
employment resources. 

Neighbourhood Objectives 

a. Neighbourhood Plans will provide for a range of housing types, 

densities and lot sizes in neighbourhoods that can accommodate 

persons with diverse social and economic characteristics, needs, 

and desires; 

 

b. Neighbourhood Plans will enhance the quality of life through 

excellence in design of the built environment, and through the 

conservation and integration of natural areas and heritage 

resources; and 

 

c. Neighbourhood Plans will ensure that neighbourhood design 

provides for the needs of all users, develops safe neighbourhoods, 

and to use the elements of traditional neighbourhood design and 

other design techniques to foster and promote a sense of 

community identity and reduce car dependence. 

2.3.4. AGRICULTURAL 

Goals: 

a. To preserve agricultural land in Fort Erie. 
 

Objectives: 

a. To protect and preserve the prime agricultural land for long term use 
by the agricultural industry; 
 

b. To protect agricultural land from activities and land uses which could 
limit productivity or  efficiency; and 
 

c. To reduce the fragmentation of agricultural lands, especially by non-
agricultural uses. 
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2.3.5. RESIDENTIAL 

Goals: 

a. To accommodate population growth and future housing needs by 

providing for a full range of  housing choices in terms of type, 

tenure and price available to accommodate persons with diverse 

social and economic characteristics, and needs; 

 

b. To facilitate the efficient use of community and engineering 

services and to ensure that development does not create an 

undue financial hardship on the municipality; and 

 

c. To foster and promote a sense of neighbourhood identity and to 

make neighbourhoods safe, energy efficient and well connected to 

everyday needs to reduce the need for the private automobile. 

Objectives: 

a. To ensure that housing is provided in a manner that fully 

implements the intent of the Provincial and Regional housing 

policies; 

 

b. To encourage, support, assist in the distribution of information, 

and participate to the best of its financial ability in housing 

programs offered by senior levels of government that provide 

housing to moderate and low income families and to encourage 

non-profit housing organizations to also participate in such 

programs; 

 

c. To ensure that the existing housing stock is maintained both 

qualitatively and quantitatively while accommodating infill, 

redevelopment and reuse; 

 

d. To provide the policy to assist with the provision of affordable 

housing to low and moderate income groups and special needs 

housing; and 

 

e. To ensure that future residential land uses are appropriately 

separated from incompatible land uses. 
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2.3.6. BUSINESS AND EMPLOYMENT 

Goals: 

a. To encourage a range of employment opportunities; and 
 

b. To develop the economic potential of the Town while enhancing the 
quality of life of its residents. 

 
Objectives: 

a. To encourage the provision of appropriate services, facilities, 
housing accommodation, and transportation facilities that support 
the population living and working in Fort Erie; 
 

b. To recognize and encourage the Bridgeburg Central Business 
District as an area of community focus and as an area of civic and 
cultural identity for the Town of Fort Erie, and to encourage the 
development of commercial, institutional and residential uses; 
 

c. To recognize and encourage the Ridgeway, Crystal Beach, South 
End Core Area and Stevensville Business Districts as the primary 
commercial areas of the Ridgeway and Crystal Beach 
Neighbourhoods and surrounding rural and agricultural areas, and 
to encourage the development of commercial, institutional and 
residential uses; 
 

d. To establish adequate locations for commercial uses within the 
urban neighbourhoods; 
 

e. To identify and protect suitable areas for various types of industrial 
development and employment uses of sufficient size to provide for 
industrial growth and a diversification of industrial  opportunities; 
 

f. To encourage the expansion of industrial and commercial 
development in order to expand the  Townôs economic base, 
improve the assessment ratio and increase employment 
opportunities; 
 

g. To encourage efficient use of services and facilities and to ensure 
that development of any nature does not create undue financial 
hardship for the municipality; 
 

h. To encourage and facilitate expansion of the tourist industry; 
 

i. To direct the location of non-agricultural development to urban and 
rural areas as a means of  maintaining productive agricultural soils 
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for agricultural production and to protect farm operations from 
complaint and harassment from non-agricultural uses; and 
 

j. To encourage the economic revitalization of the main commercial 
areas by promoting new commercial development generally of a 
nature to serve the local residents. 

2.3.7. MINERAL AGGREGATES AND PETROLEUM RESOURCES 

Goal: 

a. To identify and protect mineral aggregate and petroleum 
resources from incompatible land uses within the Town for future 
utilization. 

Objectives: 

a. To encourage the orderly extraction and utilization of mineral 
aggregate resources and petroleum uses; and 
 

b. To require the rehabilitation of pits and quarries when the aggregate 
resources have been depleted. 

2.3.8. OPEN SPACE ï RECREATION 

Goal: 

a. To ensure that the citizens of Fort Erie have access to a diversity of 
active and passive open space recreation opportunities. 

Objectives: 

a. To establish a hierarchy of open space uses for neighbourhoods, 
communities and the Town; 
 

b. To promote recreational opportunities and public access to Lake Erie 
and the Niagara River; 
 

c. To facilitate the development of an open space corridor, particularly 
through the use of the  abandoned railways between Old Fort Erie, 
Douglastown and Ridgeway to facilitate active modes of 
transportation for recreation and everyday use; and 
 

d. To preserve scenic views, important natural heritage features and 
functions, scenic routes and unique historic features in the Town. 
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2.3.9. ENVIRONMENT 

Goal: 

a. To provide present and future residents of the Town with a high 
quality living environment that protects and enhances natural 
heritage features, minimizes pollution of water, air and land 
resources and ensures good community planning and design; 
 

b. To protect and conserve significant natural heritage features and 
areas for the long term; and 
 

c. To maintain, and where possible restore or improve, diversity and 
connectivity of natural heritage features. 

Objectives: 

a. To encourage the efficient use of land resources in the Town and 
to encourage the continuation of viable agricultural operations and 
conservation of the rural landscape; 
 

b. To identify Natural Hazard Areas for the protection of life and 
property; 
 

c. To ensure urban development is attractive and appropriately 
considers the protection of natural heritage features and functions 
from the site specific to watershed levels; 
 

d. To encourage early recognition and regulation of existing and 
potentially incompatible uses resulting from adverse environmental 
effects, including sound, vibration and gas odour; 
 

e. To ensure the preservation of Lake Erie, the Niagara River and their 
shorelines as major environmental resources, consistent with the 
recreational potential and the needs of the resident and tourist 
population; and 
 

f. To recognize the importance of the Niagara River as one of forty-
three Areas of Concern in the Great Lakes Basin identified by the 
federal and provincial governments in cooperation with the 
International Joint Commission. 

2.3.10. CULTURAL HERITAGE 

Goal: 

a. To preserve and/or rehabilitate, research, interpret and promote, 
where feasible, those resources of built historic and architectural 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 2 - 10 
 

merit, archaeological significance, and movable and intangible 
heritage importance for the enhancement of community life and 
contribution to economic health. 

Objectives: 

a. To designate individual properties of heritage value or areas of 
similar value, and to identify sites of architectural, historical or 
archaeological potential; 
 

b. To encourage the owners of heritage properties to conserve those 
aspects of their property deemed to be of heritage value; 
 

c. To encourage new development to be sympathetic to existing 
heritage, particularly on lands adjacent to property of heritage value; 
 

d. To encourage the retention or inclusion of heritage property in new 
development; 
 

e. To support the collection, preservation, research and interpretation 
of cultural heritage through artifacts, archives, and intangible 
resources; 
 

f. To encourage the promotion and participation in cultural heritage 
activities as a means to enhancing the quality of life for Town 
residents; and 
 

g. To celebrate the diversity of our cultural heritage and recognize the 
contributions of First Nations people. 

2.3.11. ENERGY CONSERVATION 

Goal: 

a. To promote energy conservation in all areas of the Town. 

Objectives: 

a. To encourage proponents of future development and/or 
redevelopment to incorporate energy-saving measures in their 
proposals through site planning and building design; 
 

b. To promote the reduction of energy consumption and dependency 
on non-renewable energy sources, particularly in all Town-owned, 
maintained and/or operated facilities; and 
 

c. To cooperate with the appropriate public and private agencies to 
inform the public of energy concerns and promote energy 
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conservation. 

2.3.12. TRANSPORTATION 

Goals: 

a. To ensure communities and neighbourhoods function, and are 
properly connected to each other and employment centres, 
commercial areas and community facilities, with a safe and efficient 
transportation network that considers minimizing commuting time, 
as well as providing opportunities for public transit, walking and 
cycling; and 
 

b. The Town considers bicycling and walking essential components of 
a balanced, multimodal transportation network and will incorporate 
considerations for cyclists and pedestrians within an integrated land 
use and transportation planning process. 

Objectives: 

a. To ensure that the local street system design enhances the amenity 
and environmental value of the Urban Area while providing 
convenient access for people, goods and services; 
 

b. To define a hierarchy of roads that recognizes their functional 
differences; 

c. To minimize capital and operating costs both for the public agencies 
and for the user; 
 

d. To establish an Active Transportation Advisory Committee to advise 
council on active transportation matters for pedestrians and cyclists 
relative to location, and necessity; 
 

e. To promote the convenience and safety of all users of the 
transportation system, including vehicles, pedestrians and cyclists; 
 

f. To ensure transportation networks are as efficient as possible to 
lower commuting times; 
 

g. To acknowledge the importance of rail infrastructure and recognize 
its important role in long term economic growth and the efficient and 
effective movement of goods and people. Appropriate protection of 
rail facilities will be considered in the planning process and the Town 
shall support strategic infrastructure improvements such as targeted 
grade separations; 
 

h. To study the needs, improvements and opportunities to utilize the 
public transit system within the Town; and 
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i. To examine the feasibility of providing for on and off road walking 

and cycling linkages in the transportation network. 

2.3.13. PUBLIC TRANSPORTATION 

Goal: 

a. To encourage public participation, involvement and cooperation in 
the municipal planning process and other governmental functions of 
the Town of Fort Erie. 

Objectives: 

a. To establish two-way communication between the Town and the 
general public that increases the degree of communication, 
understanding and cooperation between residents and the Town; 
 

b. To ensure citizen involvement in the development of the Official 
Plan and of the steps which will be taken to formulate and adopt the 
Plan; and 
 

c. To provide for citizen involvement in the development of other land 
use and transportation plans. 
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3. BASIS OF THE PLAN 

3.1. INTRODUCTION  

I. The Official Plan is based on the results of studies undertaken as an integral part 

of the preparation of this Plan, on the existing planning controls in the Town, on 

special studies and reports commissioned by the Town and on studies being 

carried out by the Regional Municipality of Niagara and other organizations. 

3.2. GROWTH AND URBAN LAND NEEDS 

I. In order to address the Niagara Region Growth Management Strategy and the 

Provincial Growth Plan for the Greater Golden Horseshoe, portions of this 

Section will be amended in accordance with Policy 4.1.III of this Plan. 

 

II. The Town of Fort Erie has experienced considerable growth in population since 

1986. Based on Census information, the population has increased from 23,253 in 

1986 to 27,183 in 1996, and to an estimated 28,143 in 2001. This growth over 

the period represents a 21% increase for 1986-2001. 

 

III. The rate of growth for the Town has considerably outpaced the Region of 

Niagaraôs rate, representing only a 10.9% growth rate for 1986-2001. As well, 

Fort Erieôs population growth rate was only slightly lower than Ontarioôs growth 

rate of 25.4% for 1986-2001 period. 

 

IV. The 2003 Municipal Housing Statement estimated the 2003 population in Fort 

Erie at 29,408. Over the 20 year life of the Official Plan, the Municipal Housing 

Statement estimates that the population of the municipality will grow to 36,243 by 

2024. The Regional population forecast for up to 2026 is approximately 38,000 

including an estimate in the undercounting in the census. 

 

V. From analyses undertaken as part of the Townôs Revised Urban Land Needs 

Assessment, the Town has sufficient designated and developable urban 

residential land to accommodate short, medium and long term Provincial growth 

requirements. 

3.3. DEMOGRAPHICS AND HOUSING MIX 

I. The Housing Statement also finds the Townôs age distribution is marginally 

higher for seniors  (55+) and youth than in the rest of Niagara and the seniors 

category is significantly higher in Fort Erie and Niagara when compared to the 

rest of Ontario. 

 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 3 - 3 
 

II. The areas with the largest percentage of seniors are the Rural Area (44.6%) 

followed by Ridgeway (31.5%) and Fort Erie (28.7%). Areas with the largest 

youth percentages included Crescent Park (27.2%) followed by Douglastown 

(25.7%) and Fort Erie (24.9%). 

 

III. The Town of Fort Erie median population is aging. This is primarily a result of the 

natural aging process of the existing population combined with a significant level 

of in-migration of 55+ population over the past 10 years. To encourage a positive 

net in-migration of young and middle- aged adults, it is important that Fort Erie 

provides a diverse mix of housing types that will attract both first time 

homebuyers and families to the area. 

3.4. ECONOMY 

I. PRIMARY SECTOR 

 

The former Township of Bertie comprises most of the agricultural and rural area 

of the Town. Generally these areas have experienced decreases in the farm 

population and in both improved and unimproved farmland. The production of 

most field crops has also declined with the exception of barley, hay and grain 

corn. In 2003 the primary farm types in Fort Erie were poultry and egg; 

greenhouse; dairy; oilseed; and horse and pony. 

 

Agriculture can be further threatened by the proliferation of non-farm 

development and land fragmentation. The Policies of this Plan provide a planning 

basis to facilitate agricultural activity. 

 

II. SECONDARY SECTOR 

 

Industry in the Town is concentrated in the Industrial-Business Parks located in 

Gilmore, Stevensville and Fort Erie Neighbourhoods. There is a wide variety of 

manufacturing industries, and a number of establishments producing food and 

pharmaceuticals. It is expected that the number of employment opportunities in 

the secondary sector will increase during the next twenty years, although at a 

lower rate than that of the total population of the Town. The Townôs proximity to 

the international border is an advantage in attracting certain industries. 

 

In order to provide a basis for growth in this area it is important to maintain a 

base of appropriately designated lands with the necessary infrastructure for 

development. 
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III. TERTIARY SECTOR 

 

The tertiary sector of the Townôs economy is represented in the several 

settlements of the Town, and along the tourist routes along the Lake Erie 

shoreline and the Niagara River. This sector of the economy is growing rapidly. 

The Townôs retail and service establishments have increased in number and 

further expansion of the retail and service trades is expected, although the Town 

will continue to be affected by the strong influence of Regional shopping centres 

in Niagara Falls and St. Catharines. 

 

It is important for commercial areas to remain vibrant and diverse. Urban design 

is an important element to ensure attractive development. Some Commercial 

Areas may be appropriate for mixed uses.  Such areas will be defined through 

the neighbourhood planning process. 

3.5. LAND USE 

I. The major concentration of urban land uses (residential, commercial, industrial) is 

within the former Town of Fort Erie, Ridgeway, Crystal Beach and to a lesser 

extent Stevensville and Douglastown represent designated Urban Areas. The 

Hamlet of Snyder is a small concentration of Rural Residential, Institutional and 

Commercial Uses on private services. 

 

II. The predominant land use north of Garrison Road and west of Pettit Road is 

agricultural.  Permanent residences occupy large areas south of Garrison Road 

and dot the Townôs rural roads. The Lake Erie shoreline is almost entirely 

occupied by seasonal residences. High quality residences are situated along the 

Niagara Parkway facing the Niagara River. 

 

III. It is expected that the existing land use patterns together with the increasing 

importance of recreational and resort uses will have a significant impact on future 

development trends. The Provincial and Regional growth management initiatives 

will continue to be promoted in the Town by encouraging the intensification and 

redevelopment of existing urban areas. 

 

IV. Urban boundary expansion shall only occur through co-ordinated local and 

Regional amendments initiated by the Town and/or Regional Municipality of 

Niagara as part of a comprehensive review that reflects growth projections, 

allocations and intensification and density targets by the Region and Provincial 

Growth Plan and where: 
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a. Sufficient opportunities for growth are not available through 

intensification, redevelopment and designated urban lands to 

accommodate projected needs within the regional market area 

and within the Town of Fort; 

 

b. The expansion makes available sufficient lands for a time horizon 

not exceeding 20 years based on the analysis outlined above; 

 

c. The infrastructure and public service facilities that are planned or 

available are financially and environmentally sustainable for the 

development over the long term and protect public health and 

safety; 

 

d. There are no reasonable alternatives that avoid prime agricultural 

areas; 

 

e. There are no reasonable opportunities on lower priority agricultural 

lands in prime agricultural areas; 

 

f. Impacts to agricultural operations are mitigated to the extent 

feasible; 

 

g. The timing of the expansion and the phasing of development 

within the proposed expansion area would not adversely affect the 

achievement of any intensification or density targets; and 

 

h. The municipality will plan to maintain or move significantly towards 

a minimum of one full time job per three residents within or in the 

immediate vicinity of the settlement area. 

 

V. In determining the most appropriate areas for expanding the urban boundaries, 

the Town shall consider all other relevant policies of this Plan. 

 

VI. The Town will conduct an Urban Land Needs Assessment every 5 years in 

support of the Townôs Official Plan update process to ensure any necessary 

future urban boundary adjustments are made in a timely manner to address 

growth needs in accordance with Provincial Policy.
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4. LAND USE PLAN AND POLICIES 

4.1. INTRODUCTION  

I. The Land Use Plan, Schedule ñAò forms part of this Plan and sets out the 

generalized distribution of the major land use categories. It is intended that lands 

in Fort Erie will be developed in accordance with the land use pattern shown on 

Schedule ñAò. 

II. The land use pattern has been determined in accordance with the major 

objectives of this Plan and generally accepted principles of land use planning. 

III. Policies of this Plan are required to conform with the Growth Plan for the Greater 

Golden Horseshoe, the Provincial Policy Statement and the Regional Policy Plan. 

The Growth Plan requires that upper tier municipalities allocate intensification 

and density targets based on population and employment forecasts for its partner 

municipalities. The Niagara Region, through its Growth Management Strategy 

and associated updates to the Regional Policy Plan, has  provided these 

allocations and targets for incorporation in local planning documents as well as 

dealing with broader growth issues. Sections of this Official Plan such as those 

identified below shall be amended by separate amendment(s) to address 

allocated targets and forecasts: 

3.2 Growth and Urban Land Needs 

4.7 Residential 

4.8 Core Mixed Uses 

4.9 Commercial 

4.10 Industrial - Business Park 

4.12 Institutional 

4.14.1    Urban Entertainment Centre 

5.5 Neighbourhood Planning 

4.2. GENERAL POLICIES RELATING TO EXISTING USES 

I. Urban uses of land, which exist at the date of adoption of this Plan, may be 

deemed to conform with the extent of this Plan for the purposes of any Zoning 

By-law passed under Section 34 of the Planning Act R.S.O. 1990, as amended. 

Such uses may be zoned in accordance with their present use and performance 

standards, or a limited range of similar uses provided: 
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a. The zoning will not permit any significant change of use or 

performance standard that will aggravate any situation detrimental 

to adjacent complying uses; 

 

b. They do not constitute a danger to surrounding uses and persons 

by virtue of their hazardous nature or the traffic they generate; 

 

c. They do not pollute air and/or water to the extent of interfering with 

the ordinary enjoyment of property; 

 

d. There is no interference with the desirable development or 

enjoyment of the adjacent area; 

 

e. The regulations of the Niagara Peninsula Conservation Authority 

under the Conservation Authorities Act and requirements of the 

Niagara Parks Commission are complied with; and 

 

f. The use of land does not conflict with any provincial legislation, 

regulation or policies. 

4.3. GENERAL POLICIES RELATING TO EXPANSION OR ENLARGEMENT OF 

NON-CONFORMING USES 

I. Subject to Section 4(1) it is Council's intent that any land use existing at the date 

of approval of this Plan which does not conform with the land use designation 

shown on Schedule "A", Land Use Plan, termed a 'non-conforming use', 

eventually should cease to exist so that the affected land may convert to a use in 

conformity with this Official Plan and the provisions of the implementing Zoning 

By-law. In certain instances, however, enlargement or redevelopment of a non-

conforming use to avoid unnecessary hardship may be permitted. Such proposed 

extension or enlargement shall be dealt with pursuant to Section 34(10) or 

Section 44 of the Planning Act, 1990. 

II. Council shall determine the feasibility of acquiring the property concerned and of 

holding, selling, leasing or redeveloping it in accordance with the provisions of 

the Planning Act, 1990. Council will give special attention to the potential and 

merits for the relocation of such use to a different location where it would be in 

compliance with this Plan. 
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III. If municipal acquisition is not feasible and if the special merits of the individual 

case make it desirable to grant permission for the extension or enlargement of 

the non-conforming use, Council may consider the passing of a Zoning By-law 

pursuant to Section 34 of the Planning Act, 1990. 

IV. Before passing such a by-law, Council shall be satisfied that the following 

requirements which are relevant to each application are, or will be, fulfilled to 

ensure the protection of the wider interests of the general public: 

 

a. That the proposed extension or enlargement of the established 

non-conforming use will not unduly aggravate the situation created 

by the existence of the use, especially in regard to the land use 

designation of this Plan and the requirements of the Zoning By-law 

applying to the specific area; 

 

b. That the proposed extension or enlargement will be in an 

appropriate proportion to the size of the non-conforming use 

established prior to the passing of the original implementing  

Zoning By-law; 

 

c. That an application which would affect the boundary between 

areas of different land use  designations in this Plan will only be 

processed under these policies if it can be considered  as a 'minor 

adjustment' under this Plan. Major intrusions will, however, require 

an amendment to this Plan; 

 

d. That the characteristics of the existing non-conforming use and the 

proposed extension or enlargement will be examined with regard 

to noise, vibration, fumes, smoke, dust, odour, lighting and traffic 

generation. No amendment to the Zoning By-law shall be made if 

one or more of such nuisance factors will be created or increased 

so as to add substantially to the incompatibility of the use with the 

surrounding area; 

 

e. That the neighbouring conforming uses will be protected where 

necessary by the provision of areas for landscaping, buffering or 

screening, appropriate setbacks for building and structures, 

devices and measures to reduce nuisances and, where 

necessary, by regulations  for alleviating adverse effects caused 
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by outside storage, lighting, advertising signs, etc.  Such 

provisions and regulations will be applied to the proposed 

extension or enlargement and, wherever feasible, be extended to 

the established use in order to improve its compatibility with the 

surrounding area; 

 

f. That traffic and parking conditions in the vicinity will not be 

adversely affected by the approval of the application, and traffic 

hazards will be kept to a minimum by appropriate design of 

entrance and exit points to and from the site, and improvement of 

sight conditions especially near intersections; 

 

g. That adequate provisions have been or will be made for off-street 

parking and loading facilities; 

 

h. Those municipal services such as water supply, sanitary and 

storm sewers and roads are adequate or can be made adequate; 

 

i. That the proposed expansion will not increase the burden on 

public agencies and public health and safety because of the non-

conforming use's location in a Hazard Land area; 

 

j. Compliance with the Natural Heritage, Agricultural, Rural and 

other polices of this plan; and 

 

k. Compliance with any applicable regulations of the Niagara 

Peninsula  Conservation Authority under the Conservation 

Authorities Act and requirements of the Niagara Parks 

Commission. 

 

V. It will be the policy of the Town to notify property owners in the vicinity of the 

lands included in each application for an extension or enlargement of a non-

conforming use prior to a final decision on the matter in order to obtain their 

views and to satisfy the requirements of Section 34 of the Planning Act, 1990. 

4.4. EXISTING UNDERSIZED LOTS 

I. The Town recognizes that there are many vacant lots in the Agricultural, Rural, 

and particularly the Rural Residential designation, which includes the Ridgewood, 
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Oakhill and Oakhill Forest, Edgewood Park, Buffalo Heights, Rosehill Estates, 

Rose Hill Centre, and Nye Woods, Maple Ridge and Ridgewood by the Lake 

Plans of Subdivision and Registered Plan No. 157 that have been deemed not to 

be Registered Plans of Subdivision under the Planning Act, 1990. Many of these 

parcels are under 0.4 hectare. in size and in areas where there is a concentration 

of lots, being 3 or more lots that could result in long term cumulative drainage 

and groundwater impacts. Furthermore, it is a policy objective of this plan to 

direct residential development into the urban area where it can be serviced in a 

more efficient manner in the long term and where natural features and resources 

in the rural area can be conserved. Therefore, the construction of a dwelling on a 

vacant lot will be permitted subject to the following: 

 

a. The zoning by-law shall require a minimum lot size of 1 hectare., 

unless the lot is created by consent or plan of subdivision in 

accordance with the Planning Act, in which case the lot shall 

comply with the applicable policies of this Plan and Zoning By-law 

requirements; 

 

b. The lot is subject to site plan control; 

 

c. The site plan identifies the building envelope, area for sewage 

disposal system and spare  area, as well as lot grading and 

drainage plan and type and location of private water supply; 

d. The lot fronts on an improved public road; 

 

e. Should the lot be situated within an area regulated under the 

Conservation Authorities Act, all requirements of the Niagara 

Peninsula Conservation Authority shall be met prior to the 

issuance of a building permit; and 

 

f. Any development shall comply with the Natural Heritage policies of 

this Plan. 

 

II. The construction of a dwelling may be permitted on an existing lot of record 

having an area less than 1 hectare, but greater than 0.4 hectare provided it can 

be demonstrated by a hydrogeological study that there will be no groundwater 

impacts and Policies 4.4 I (b) to (f) are complied with. 
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III. The lot size requirements specified in this sub-section may be refined based on a 

comprehensive hydrogeological study should funding for such a study become 

available. 

4.5. AGRICULTURAL 

I. Agricultural lands as indicated on Schedule ñAò are those lands that include 

agricultural lands, being Class 1, 2, and 3 soils by the Canada Land Inventory, as 

well as Class 4 to 7 soils where the areas exhibit ongoing agricultural activity. 

4.5.1. GENERAL POLICIES 

I. The policies of this section aim to prevent urban development in areas 

designated Agricultural and to preserve such areas for agricultural uses. The 

predominant use of land in this category shall be for agriculture, including: the 

growing of crops, nursery and horticultural crops; raising of livestock; raising of 

other animals for food, fur or fibre, including poultry and fish; aquaculture; 

apiaries; agro- forestry; maple syrup production; and associated on-farm 

buildings and structures, including accommodation for full-time farm labor when 

the size and nature of the operation requires additional employment. 

 

II. In addition to the above agriculture - related uses, secondary uses, value added 

uses and public utilities may be permitted subject to the more detailed policies of 

this Section. 

 

Other uses permitted shall include: 

 

a. Facilities of various utility agencies, which are of a linear nature, 

such as hydro transmission and transportation facilities and 

pipelines provided that such uses cannot be located outside the 

Agricultural area. If this cannot be avoided, they shall be located 

so as to minimize any adverse effect on surrounding agricultural 

lands or farm operations and natural farm drainage. Uses such as 

municipal buildings, fire stations, radio towers works yards and  

office buildings of utilities shall be directed to the urban areas; 

 

b. Wayside pits, quarries and portable asphalt and concrete plants 

operated by an authority or under agreement by an agent of a 

public authority for public road purposes may be permitted in 
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accordance with the provisions of the applicable Industrial Policies 

contained in this Plan, and; 

 

c. Linear publicly-owned recreational uses which do not require 

buildings and structures and that will not interfere with the future 

use of the land for farming purposes. 

4.5.2. POLICIES 

I. Separation distances between new or expanding livestock operations and non-

farm uses in the Agricultural area shall be in accordance with the Minimum 

Distance Separation (MDS) Formula of the Townôs Zoning By-law No. 129-90 (as 

amended by By-law No. 123-03). New dwellings shall be separated from 

livestock operations in accordance with the MDS Formula or a distance of 300 

metres (1,000 feet) whichever is greater. Where urban areas have been 

established in close proximity to an existing livestock operation, new urban 

development must still comply with the separation distance as determined by the 

MDS Formula. 

 

II. Municipal piped services will not be provided in the Agricultural Area, except to 

resolve an existing health problem as defined by the Medical Officer of Health. 

Notwithstanding the foregoing, waterline extensions outside urban areas may be 

considered subject to Policies in the Regional Niagara Policy Plan. All new 

buildings for human use or habitation shall be located on lots suitable to support 

a private well and sewage disposal system according to the appropriate 

authorityôs requirements. 

 

III. Permitted agriculture related-uses shall comply with the following criteria, and 

appropriate  controls will be implemented as required by means of an 

Amendment to the Zoning By-law and a site plan agreement: 

 

a. Uses should be located so as to minimize the effect on 

surrounding good general agricultural lands and viable farm 

operations; 

 

b. Lot size shall depend on local conditions, use, and special design 

proposals but the size of any new lot shall be a minimum of 0.4 

hectares (1 acre) except to the extent of any additional area 

deemed necessary to accommodate an unusual siting problem or 
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to support a well and private sewage disposal system according to 

the appropriate authorityôs requirements; 

 

c. The development shall be designed to retain the natural features 

and vegetation, including mature trees; 

 

d. Buildings shall not be located in a Natural Hazard area, as 

identified in Schedule ñC1ò, that are subject to flooding or erosion, 

or have unstable slopes, swampy conditions, or organic or 

unstable soils; 

 

e. The development shall be at scale and density suitable to the 

physical characteristics of the site. Additional studies may be 

required to support the suitability of the site for  development; 

 

f. The soil and drainage conditions shall be suitable for the proper 

sitting of buildings, the supply of potable water and the operation 

of a private long term waste disposal system; 

 

g. The natural drainage systems of the surrounding agricultural lands 

shall not be interfered with or detrimentally affected by the 

development; 

 

h. The development shall provide adequate on-site parking and 

suitable access to a maintained public road without interfering with 

the normal flow of traffic; and 

 

i. The development shall be a suitable distance from and protected 

from incompatible land uses. 

 

IV. Secondary uses and Value Added uses shall be permitted as accessory and 

subordinate uses to the principle use of the property in the agricultural 

designation provided that: 

 

a. The use is small in scale and remains ancillary to the principle use 

of the property; 
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b. Any value-added agricultural products are from the farm operation 

on the property; 

 

c. All of the property remains designated and zoned agricultural; 

 

d. New secondary uses are compatible with and do not hinder 

surrounding agricultural uses; 

 

e. Home industries are permitted by zoning by-law amendment; 

 

f. The use complies with other policies of this Plan; and 

 

g. No future severance of the secondary use is permitted 

 

V. Additional permanent or portable farm-related dwellings may be permitted without 

severance for full-time farm help where the size and/or nature of the farm 

operation(s) makes the employment of such help necessary, and for retiring 

farmers where such additional dwelling does not have a significant effect on the 

tillable area of the farm or its viability. Any farm help dwelling, whether permanent 

or temporary, shall be located, within close proximity to the existing dwelling and 

farm buildings, so as to minimize any negative impact on natural resources 

including prime agricultural land, on the management of natural resources and on 

any Natural Hazard areas. In addition, the location of said building shall comply 

with any applicable regulations of the Niagara Peninsula Conservation Authority 

under the Conservation Authorities Act. 

 

VI. It is the intent of this Plan to control the removal of topsoil from prime agricultural 

lands by a Site Alteration By-law passed under the Municipal Act. 

 

VII. The creation of an accessory apartment within an existing single detached 

dwelling shall be subject to the following requirements: 

 

a. The lot size and configuration are sufficient to accommodate 

adequate parking and open spaces; 

 

b. The building age and condition are capable of supporting the 

intensified use and the building code requirements as well as 

health and safety requirements, can be satisfied; 
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c. Accessory apartments shall be permitted in compliance with all 

relevant Zoning By-law provisions; 

 

d. Accessory apartments, while permitted in basements, are not be 

permitted in the cellar area of a dwelling; 

 

e. The availability and adequacy of municipal services to 

accommodate the increased density; 

 

f. The accessory apartment shall be approximately 45 sq. m. (584 

sq. ft.); and 

 

g. Regional approval for a sustainable private sewage disposal 

system. 

 

(Amended by By-law 2013-017, OPA #11) 

4.5.3. CONSENT TO SEVERE 

I. Given the intent of this Plan to preserve and to encourage the growth of a viable 

agricultural industry, particularly for farming, forestry and the conservation of 

plant and wildlife, the severance of land will be permitted subject to the policies of 

this Section. 

 

II. Severances that are required for reasons other than the creation of a separate lot 

may be permitted such as for minor boundary adjustments, easements or rights-

of-way or any other purpose that does not create a new lot. 

 

III. Where two or more farms are consolidated under one ownership, the surplus 

habitable dwellings on the lots being amalgamated may be severed provided 

they comply with the following: 

 

a. No residential development will be permitted on a vacant remnant 

parcel of farmland created by the consent. As a condition of any 

severance involving a vacant remnant, the remnant parcel shall be 

rezoned to exclude its use for residential purposes in perpetuity, 

and the Town shall effect such rezoning; 
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b. The surplus dwelling, is of sufficient quality and value to warrant its 

retention as a non-farm residence and meets existing 

maintenance and occupancy by-law standards; 

 

c. The dwelling is surplus to the ownerôs present and future needs for 

family residence and farm help purposes; 

 

d. A surplus farm dwelling should only be severed if the dwelling can 

meet the Minimum Distance Separation Formula for livestock 

operations or buildings capable of housing livestock operations as 

set out in the Townôs Zoning By-law; 

 

e. The remnant parcel of farmland should be a substantial size to 

function as a significant part of the overall farm unit; 

 

f. The new lot created with the surplus farm dwelling will not be 

further subdivided and not more than one dwelling may be located 

thereon; and 

 

g. The size of the new lot should be a minimum of 0.4 hectares. in 

size, unless additional lands are required for the installation of a 

private sewage disposal system or for a private water supply. 

 

IV. Land severances may be granted for an existing agriculture related-use. Any lots  

approved should be located so the effect on surrounding agricultural lands as 

well as viable farm operations is minimized. The parcel size shall be limited to the 

minimum size needed to accommodate the use. 

 

V. Consents to convey may be permitted for a farm operation supported through a 

farm business  plan and provided that the resulting parcels are both for 

agricultural use and the size of the resulting farm parcels: 

 

a. Is appropriate for the farming activities proposed; 

 

b. Is suited to the particular location and common in the area; and 

 

c. Provides some flexibility for changes in the agricultural operation. 
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The foregoing includes small lot severances for greenhouses and other intensive 

forms of agriculture subject to the condition that any new dwellings on the 

property are allowed only after the greenhouse and other farm buildings have 

been constructed or substantially completed. It is important that small lot 

severances for intensive agricultural uses such as greenhouse operations be of a 

sufficient size so that these uses have ample room for future expansion. 

4.5.4. HAMLET OF SNYDER 

The Hamlet of Snyder is a small settlement consisting of rural residential, commercial 

and institutional uses. There are no sanitary sewers servicing the community nor will 

such services be provided within the time period of this Plan. A Regional watermain 

services the area. Rural residential development and lot creation shall take place in 

accordance with Section 4.7.5 of this Plan. Commercial development shall take place in 

accordance with Policy 4.9.1.II. Institutional development shall take place in accordance 

with Section 4.12. 

It is important that development be on sustainable private sanitary services. Expansions 

of the hamlet boundary will not be permitted. 

4.6. RURAL 

The lands in this category are identified on Schedule ñAò of this Plan and are also 

identified as Rural in the Regional Niagara Policy Plan. Agriculture of all types, including 

livestock and poultry uses, secondary and value added uses are permitted land uses in 

this category. Other uses may be permitted according to the policies of this subsection. 

4.6.1. GENERAL POLICIES 

I. Uses which are compatible with but not necessarily related to agriculture are 

permitted in Rural areas and include: 

 

a. Agriculture related uses; 

 

b. Linear facilities of public utility agencies, provided they are in 

keeping with the character of the surrounding uses and that they 

contain landscape features; 

 

c. Parks, conservation clubs, etc.; 

 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 14 
 
 

 

d. Veterinary establishments and kennels; 

 

e. Conservation of wildlife and forestry. 

 

II. Other uses, such as small-scale highway-related commercial uses that cater 

specifically to the travelling public and are located on or near a Provincial 

Highway or Regional Road, may be permitted subject to a Zoning By-law 

Amendment considering other policies of this Section. 

4.6.2. POLICIES 

I. Municipal sewers or water supply will not be provided in the Rural area. All new 

buildings for human use or habitation shall be located on lots suitable to support 

a private well and sustainable private sewage disposal system according to the 

appropriate authorityôs requirements. 

 

II. Notwithstanding the foregoing, waterline extensions outside urban areas may be 

permitted subject to the policies of the Region of Niagara Policy Plan. 

 

III. The cost of providing ancillary services such as storm drainage, snowplowing, 

road maintenance including paving, garbage and refuse pick-up and school 

buses, and possible impacts on natural resources located in this area, should be 

reviewed prior to approval being given to any new development in the Rural area. 

 

IV. In addition to other policies of this subsection, non-agricultural development in 

Rural Areas shall comply with the following criteria: 

 

a. A minimum lot size of 0.4 hectares is required. A smaller lot size 

may be considered when local conditions or special design 

features, or any additional area deemed necessary to 

accommodate an unusual siting problem or to support a 

sustainable well and sustainable private sewage disposal system 

as determined by the Medical Officer of Health or such other 

person appointed for that purpose by the Town. Residential 

development permitted under this Section shall comply with 

Policies 4.4 and 4.6.3, whichever is applicable; 

 

b. Development shall be designed to be consistent with Section 8 of 

this Plan; 
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c. Buildings and other structures subject to damage shall not be 

located in Natural Constraint areas that are subject to flooding or 

erosion, or have unstable slopes, swampy conditions, or organic 

or unstable soils; 

 

d. Development shall be at a scale and density suitable to the 

physical characteristics of the site. Additional studies may be 

required to support the suitability of the site for development; 

 

e. Soil and drainage conditions shall be suitable for the proper siting 

of buildings, the supply of sustainable private potable water and 

the long term operation of a sustainable private waste disposal 

system; 

 

f. Natural drainage systems of the surrounding agricultural lands 

shall not be interfered with or detrimentally affected by the 

development; 

 

g. Development shall provide adequate on-site parking and suitable 

access to a maintained public road without interfering with the 

normal flow of traffic; 

 

h. Development shall be suitably distant from and protected from 

incompatible land uses such as intensive animal operations, 

industrial uses, solid waste disposal sites, and pits or quarries in 

accordance with the Minimum Distance Separation Formula and 

Section 10 of this Plan. No variance shall be granted that will 

jeopardize adjacent livestock operations; and 

 

i. The Town may require the owner to enter into a Site Plan 

Agreement as a condition of development in accordance with the 

Townôs Site Plan Control policies. 

 

V. Except for the limited rural residential development permitted by the severance 

policies of this Section, residential development is to be directed into the urban 

area where it can be serviced in an efficient manner for the long term and where 
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natural features and resources in the rural area can be conserved. Therefore, 

new estate residential development shall not be permitted. 

 

VI. The creation of an accessory apartment within an existing single detached 

dwelling shall be subject to the following requirements: 

 

a. The lot size and configuration are sufficient to accommodate 

adequate parking and open spaces; 

 

b. The building age and condition are capable of supporting the 

intensified use and the building code requirements as well as 

health and safety requirements, can be satisfied; 

 

c. Accessory apartments shall be permitted in compliance with all 

relevant Zoning By-law provisions; 

 

d. Accessory apartments, while permitted in basements, are not be 

permitted in the cellar area of a dwelling; 

 

e. The availability and adequacy of municipal services to 

accommodate the increased density; 

 

f. The accessory apartment shall be approximately 45 sq. m. (584 

sq. ft.); and 

 

g. Regional approval for a sustainable private sewage disposal 

system. 

 

(Amended by By-law 2013-017, OPA #11) 

4.6.3. CONSENT TO SEVERE 

I. In order to preserve the rural character of the area, the fragmentation of lands 

designated Rural is generally not permitted. Severances in accordance with the 

Consent policies of the Agricultural designation will be permitted, as well as the 

following: 

 

II. The new lot is to be located in an area where it may be considered as an infilling lot: 
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a. Infilling lot shall mean the establishment of one new dwelling on a 

new lot which fronts on a public road and which is situated on the 

same side of the road and between either an existing dwelling and 

another existing dwelling or a natural heritage feature or an 

improved road allowance where the distance between such 

structures or features is 90 metres or less; 

 

b. The minimum lot size should be 0.4 hectares with a minimum 

frontage of 46 metres; 

 

c. It does not adversely affect the integrity or efficient management of 

natural heritage resources; and 

 

d. Any new lot is of sufficient size and has suitable soil site conditions 

for the installation and long term operation of a sustainable private 

waste disposal system and sustainable private potable water 

supply as determined by the Town or relevant approval agency. 

4.7. RESIDENTIAL 

I. In order to address the Niagara Region Growth Management Strategy and the 

Provincial Growth Plan for the Greater Golden Horseshoe portions of this Section 

will be amended in accordance with Policy 4.1.III of this Plan. 

 

II. The Town of Fort Erie consists of four urban areas, rural and agricultural areas. 

The largest urban area is the Old Town of Fort Erie located along the west shore 

of the Niagara River. The next largest urban area is the Crystal Beach, 

Ridgeway, and Thunder Bay area located along the north shore of Lake Erie. The 

remaining two urban areas are Stevensville and Douglastown. Within each of 

these urban areas are identified neighbourhoods. The rural area consists of 

general agricultural uses, rural residential homes and seasonal dwellings and 

limited commercial areas. 

4.7.1. GENERAL POLICIES 

I. New residential development within the urban area should proceed in an orderly 

phased manner to allow land and infrastructure to be used in an efficient manner. 

Infrastructure should not be extended through unplanned areas and residential 
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development should be able to integrate with existing planned or developed 

areas. 

 

a. To minimize land consumption higher residential densities are 

encouraged. Neighbourhood Plans may contain an overall gross 

density and a minimum net residential density for development; 

and 

 

b. In urban areas the overall neighbourhood housing mix in 

established residential areas shall contain at least: Low Density 

80%, Medium Density 10%, and High Density 10%. Alternatively, 

within greenfield and significant redevelopment areas the housing 

mix shall contain at least Low Density 70%, Medium Density 15%, 

and High Density 15%. 

 

II. To meet the future needs for housing the Town will attempt to maintain a suitable 

supply of  lands for new residential development and intensification. Future 

growth requirements will be determined through discussions and consultation 

with the Region and included by Amendment to the Official Plan. 

 

III. Residential intensification, infill development and redevelopment shall be 

encouraged in urban areas that have sufficient existing or planned infrastructure. 

 

IV. In urban areas, housing forms and densities that are designed to be affordable to 

moderate and lower income households shall be provided in accordance with the 

Urban Form and Housing Section of this Plan. 

 

V. All new development shall be subject to the Servicing policies of this Plan. Where 

servicing capacity is limited Council shall give first consideration to affordable 

housing. 

 

VI. Neighbourhood Commercial uses may be permitted in the Residential 

designations of this plan in accordance with the Commercial policies, specifically 

Policy 4.7.4.2, of this Plan. 

 

VII. The down zoning of residential properties will only be permitted if it can be 

demonstrated that the rezoning will not significantly impact on the intensification 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 19 
 
 

 

targets, supply and mix of residential land in the neighbourhood and broader 

area. 

 

VIII. The Town will consider the conversion of rental accommodation to 

condominium ownership only where the proposal will not adversely affect the 

supply of affordable rental housing. A vacancy rate of at least 3% is considered 

desirable. 

 

IX. Home occupations shall be permitted subject to the Home Occupations policies 

of this Plan in Subsection 4.7.2 

 

X. Group homes shall be permitted subject to the Group Homes policies of this Plan 

in Subsection 4.7.3 

 

XI. Where  lands  intended  for  housing  are  located  adjacent  to  the  Niagara  

River  or  Lake Erie development or site alteration shall be consistent with the 

Natural Hazard policies of this Plan. 

 

XII. The Town will review and update the housing policies in the Official Plan on a 

regular basis and prepare an annual monitoring report which will review the 

range of housing opportunities being provided through the planning approval 

process, the prices and rents of housing being produced, vacancy rates for rental 

accommodation and the rate of consumption of land for residential development 

in the Fort Erie housing market. 

 

XIII. The Town will liaise with governmental and private sector groups and 

agencies to facilitate the collection and exchange of information dealing with the 

housing market. Future growth requirements will be determined through 

discussions and consultation with the Region. 

 

XIV. The creation of an accessory apartment within an existing single detached 

dwelling, semi-detached duplex and townhouse dwelling units is permitted within 

the Urban Residential, and more detailed Residential Designations of Secondary 

Plan Amendments in Section 4 of this Plan. 

 

The zoning by-law shall contain provisions to ensure adequate parking, open 

space, building condition and municipal services are available. 
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(Amended by By-law 2013-117, OPA #16) 

4.7.2. HOME OCCUPATIONS 

I. A Home Occupation is a commercial enterprise permitted as an accessory use to 

a residential dwelling operated by a resident of the dwelling. Home Occupations 

encourage live/work relationships and walkable neighbourhoods. Home 

Occupations shall comply with the provisions set out in the Townôs 

Comprehensive Zoning By-law. 

 

II. The Zoning By-law shall contain regulations to limit the kinds of activities to be 

allowed as home occupations and establish restrictive standards regarding 

matters such as scale of use, number of employees, parking facilities, exterior 

storage or display of goods, and other evidence of the use from outside the 

property. Home occupations may be prohibited by the Zoning By-law in any 

specific area or type of dwelling unit. 

 

III. In the agricultural and rural area, because of the increased distance from 

neighbours and the needs of the farming community, greater flexibility may be 

afforded to home occupations in terms of size and type. Such uses also provide 

additional sources of income for the farm. 

 

IV. No home occupation will be permitted that generates noise, odour, traffic or 

visual impacts that have an adverse effect on adjacent properties. 

4.7.3. GROUP HOMES 

I. A Group Home is a housekeeping unit in a residential building in which not more 

than 8 residents (excluding staff and the receiving family) live as a family under 

responsible supervision consistent with the requirements of its residents. The 

Group Home is licensed or administered under Provincial Statues and in 

compliance with Municipal by-laws. 

II. The following types of Group Homes shall be permitted in any land use 

designation that permits residential uses including a farm residence in the Town 

of Fort Erie: 

 

a. Homes for Special Care, and Supportive Housing Programs 

 

b. Adult Community Mental Health Programs 
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c. Childrenôs Residences 

 

d. Accommodation Services for the Developmentally Handicapped 

 

e. Satellite Residences for Seniors 

 

f. Homes for Physically Disabled Adults 

 

g. Approved Homes 

 

III. Types of Group Homes that may be permitted in a land use designation which 

permits a residential dwelling by zoning amendment: 

 

a. Halfway Houses for the Socially Disadvantaged 

 

b. Halfway Houses for Ex-Offenders 

 

IV. In order to prevent a concentration of Group Homes in any one area, a minimum 

distance separation may be required in the implementing Zoning By-law. In the 

Urban Residential area the minimum distance shall be 450 metres and in the 

Agricultural & Rural Area it shall be 1,525 metres. 

 

V. All Group Homes shall be registered with the Town of Fort Erie pursuant to the 

provisions of the Municipal Act R.S.O. 2001. 

4.7.4. URBAN RESIDENTIAL 

I. Lands designated as Urban Residential identified on Schedule ñAò are intended 

for a variety of housing forms such as single detached dwellings, duplexes, semi-

detached dwellings, townhouses, multiple unit dwellings, apartments, accessory 

apartments, rooming houses,  boarding and lodging houses, group homes, 

housing for the elderly and similar forms of housing. Other uses that make up a 

neighbourhood including schools, churches, parks, day nurseries, public utilities, 

home occupations, accessory buildings, cemeteries and neighbourhood 

commercial uses are also permitted. 
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4.7.4.1. POLICIES 

I. The Town will develop a Neighbourhood Plan for each neighbourhood prior to 

considering large scale development applications that may have a significant 

impact on the neighbourhood in which it is intended to develop. 

 

II. In considering medium density and high density residential uses, redevelopment 

and infill residential intensification on vacant land, regard shall be given to the 

following: 

 

a. The height, bulk and arrangement of buildings and structures to 

achieve a harmonious design, compatible integration with the 

surrounding area and not negatively impact on lower density 

residential uses; 

 

b. Appropriate open space, including landscaping and buffering to 

maximize privacy and minimize the impact on adjacent lower 

density uses; 

 

c. Parking areas that are sufficient size to satisfy the need of the 

development and are well designed and properly related to 

buildings and landscaped areas; 

 

d. The design and location of refuse pick-up and recycling service 

areas meets Regional Waste Collection design requirements; 

 

e. Driveway access, internal roadways and pedestrian walkways that 

are safe and properly designed; 

 

f. Convenient access to a collector or arterial road; 

 

g. Location in regard to the elements of traditional neighbourhood 

design and within convenient walking distance of the central focus 

of the neighbourhood; 

 

h. Building designs that place windows and balconies to overlook 

pedestrian routes and  parking areas to encourage ñeyes on the 

streetò; and 
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i. Site planning considerations that facilitate walking and cycling 

activity such as secured bike storage, lighting and bikeways. 

 

III. Residential intensification, by the redevelopment of an existing building shall be 

subject to the following: 

 

a. The lot size and configuration are sufficient to accommodate 

adequate parking, green space and amenity areas; 

 

b. The building age and condition are capable of supporting the 

intensified use and the building code requirements as well as 

health and safety requirements, can be satisfied; 

 

c. The development shall be compatible with its surroundings and 

buffering measures may be required. Building additions may be 

limited in terms of height, mass, orientation and  setbacks to 

achieve compatibility; 

 

d. The availability and adequacy of municipal services to 

accommodate the increased density; and 

 

e. The development shall be subject to a site specific zoning by-law 

amendment unless identified by a Neighbourhood Plan. 

 

 

IV. Municipal non-profit housing project, units will be designed and made available 

for persons with disabilities on an as-required basis. Private non-profit, 

cooperative or private development organizations will be encouraged to design 

units to meet the needs of persons with disabilities on an as-required basis. 

 

V. Where the Urban Residential designation abuts the Agricultural and Rural 

designation the Minimum Separation Distance policies of this Plan shall apply. 

 

VI. Lands designated as Urban Residential adjacent to the Niagara River Parkway 

are dominated by single-detached dwellings on large lots that are currently 

serviced by private sanitary sewers. The lands shall be zoned in a manner that 
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reflects this existing character (minimum frontages of 60 metres) even if 

Municipal sanitary sewers become available. 

4.7.4.2. NEIGHBOURHOOD COMMERCIAL 

I. Neighbourhood Commercial uses shall be limited to commercial uses of a 

convenience type only, and shall cater primarily to the residential 

neighbourhoods in which they are located and shall include retail stores, personal 

service shops such as convenience stores, barber and beauty shops, day 

nurseries and similar neighbourhood uses. Neighbourhood Commercial areas 

are not required to be designated on Schedule ñAò, Land Use Plan. 

 

II. The floor area of any Neighbourhood Commercial use shall not exceed 186 

square metres and shall be located preferably in groups of three or four such 

uses. Neighbourhood Commercial developments shall be orientated in a manner 

that provides an efficient and attractive street presence that incorporates an 

appropriate parking layout, vehicular and pedestrian access and landscaping. 

 

III. Such areas shall be conveniently located on a major street in order to provide 

easy access from all sections of the neighbourhood. The convenience and safety 

of pedestrian traffic from the neighbourhood served shall be considered in the 

location and design of such area. 

 

IV. Conversion of dwellings or the use of a vacant lot in existing neighbourhoods for 

Neighbourhood Commercial uses may be permitted by rezoning but only in 

accordance with this Section and in special cases where the use can be properly 

integrated into the neighbourhood and adequate facilities such as off-street 

parking can be provided. 

4.7.5. RURAL RESIDENTIAL 

I. Lands designated as Rural Residential identified on Schedule ñAò are located 

outside the Urban Area and represent areas where rural residential development 

has taken place or approval for development has been given. The permitted uses 

are single-detached dwellings, group homes, home occupations and accessory 

buildings primarily on larger lots with sustainable private services, although 

municipal water services may be available in some locations. 
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4.7.5.1. GENERAL POLICIES 

I. Development shall be designed to retain, as much as possible, the natural 

features and vegetation, including mature trees, stream valleys, natural or 

artificial bodies of water or special landforms. 

 

II. Development and site alteration shall be consistent with the Natural Heritage 

Section of this Plan. 

 

III. Adequate on-site parking and suitable access to an improved public road without 

interfering with the normal flow of traffic shall be required. 

 

IV. Development shall have due regard to the future development of adjacent lands 

and shall be suitably distant from and protected from incompatible land uses, 

such as quarrying, industrial uses, utility transmission lines and comply with the 

Minimum Distance Separation provisions of the Townôs Zoning By-law 129-90. 

 

V. Full urban services, sanitary sewers and water, will not be provided except where 

required to correct an existing health problem as determined by the authority 

having jurisdiction. New development, other than infilling development, must be 

considered having regard to the impact on other services such as policing, fire 

protection, and garbage pickup 

 

VI. The natural drainage systems of the surrounding agricultural lands shall not be 

interfered with or detrimentally affected by the development. 

 

VII. Except for the limited rural residential development permitted by the severance 

policies of this Section, residential development is to be directed into the urban 

area where it can be serviced in an efficient manner for the long term and where 

natural features and resources in the rural area can be conserved. Therefore, the 

creation of new, or expansion of existing, Rural Residential designations for 

estate residential development is not permitted by this Plan. 

 

VIII. In Rural Residential Areas new lots created by severance shall have a 

minimum lot area of 0.4 hectares with a minimum lot frontage of 60 metres. 

Lesser frontages may be considered depending on unique site features and 

where the majority of frontages of properties in area are similar. Narrow lots with 

excessive depth shall be discouraged. The size of the lot may also be dependent 
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on private servicing constraints, local conditions or on special design proposals. 

The creation of new lots is also subject to the following: 

 

a. The new lot should preferably be located in an area where it may 

be considered as an infilling lot; 

 

b. Any new lot is of sufficient size and has suitable soil site conditions 

for the installation and long term operation of a sustainable private 

sewage disposal system as determined by the appropriate 

approval authority; 

 

c. Development and site alteration will be consistent with the Natural 

Heritage Section of this Plan; and 

 

d. Any regulations of the Niagara Peninsula Conservation Authority 

under the Conservation Authorities Act are complied with. 

 

IX. Lands designated as Rural Residential and/or zoned Estate Residential as of 

June 16, 2006 can develop by Plan of Subdivision provided other policies of the 

Plan are met. 

 

X. The creation of an accessory apartment within an existing single detached 

dwelling shall be subject to the following requirements: 

 

a. The lot size and configuration are sufficient to accommodate 

adequate parking and open spaces; 

 

b. The building age and condition are capable of supporting the 

intensified use and the building code requirements as well as 

health and safety requirements, can be satisfied; 

 

c. Accessory apartments shall be permitted in compliance with all 

relevant Zoning By-law provisions; 

 

d. Accessory apartments, while permitted in basements, are not be 

permitted in the cellar area of a dwelling; 
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e. The availability and adequacy of municipal services to 

accommodate the increased density; 

 

f. The accessory apartment shall be approximately 45 sq. m. (584 

sq. ft.); and 

 

g. Regional approval for a sustainable private sewage disposal 

system. 

(Amended by By-law 2013-017, OPA #11) 

4.7.5.2. RURAL RESIDENTIAL ALONG THE NIAGARA PARKWAY 

I. Rural Residential areas located along the Niagara River Parkway are subject to 

the following additional policies: 

 

a. Parks and natural open space that enhances the amenity of the 

Niagara River Parkway are permitted; and 

 

b. The standard of development shall be in accordance with the 

policies of the Niagara Parks Commission and the following 

criteria: 

 

i. New residential development will be coordinated with the 

Niagara Parks Commissionôs service road construction 

policies; 

ii. Individual site access shall be from service roads; and 

iii. Where service roads are not available, mutual driveways or 

individual driveways with shared access to the Niagara 

Parkway may be permitted on a temporary basis subject to 

the discretion of the Niagara Parks Commission. 

4.7.5.3. RURAL RESIDENTIAL ALONG THE LAKE ERIE SHORELINE 

I. Rural Residential areas located along the Lake Erie shoreline are subject to the 

following additional policies: 

 

a. Development is to be along existing roads and a second tier of 

residential lots is not permitted; 
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b. Any regulations of the Niagara Peninsula Conservation Authority 

under the Conservation Authorities Act are complied with; and 

 

c. The conversion of an existing seasonal dwelling to a permanent 

home is permitted subject to the following and a site specific 

amendment to the zoning by-law: 

 

i. The existing dwelling is suitable for such conversion; 

ii. The existing structure can be brought into conformity with 

the Ontario Building Code; 

iii. If the existing development is located in an area served by 

individual wells producing potable water and septic tanks, a 

report from the appropriate approval authority shall be 

submitted where required in order to determine the ability of 

the existing systems to adequately serve the converted 

residences. Holding tanks shall not be permitted as a 

means of sewage disposal for seasonal dwellings that are 

proposed to be converted into permanent residences; and 

iv. The lot size is sufficient to accommodate the dwelling with 

appropriate setbacks, parking and amenity space. 

4.7.5.4. RURAL RESIDENTIAL IN THE POINT ABINO AREA 

I. Rural Residential areas located in the Point Abino area subject to the following 

additional policies: 

 

a. Prior to the approval of new development or site alteration an 

Environmental Impact Study by a qualified environmental 

specialist shall be carried out (at the ownerôs expense) outlining in 

detail the impacts of the development to the satisfaction of the 

Town of Fort Erie, the Region of Niagara, the Ministry of Natural 

Resources and the Niagara Peninsula Conservation Authority; 

 

b. Dwellings shall be setback sufficiently from the crest of any stream 

valley or sand dune embankment to ensure adequate structural 

stability, to protect the natural environment and existing views and 

vistas. A geotechnical or slope stability study could be required 

after consultation with the Niagara Peninsula Conservation 

Authority; 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 29 
 
 

 

 

c. Development and site alteration shall be consistent with the 

Natural Heritage section of this Plan, comply with the regulations 

of the Niagara Peninsula Conservation Authority under  the 

Conservation Authorities Act, and provisions of the Townôs  Zoning 

By-law; and 

 

d. The natural topography, surface drainage pattern and vegetative 

cover will be an important consideration in the design and layout 

of new development. Existing trees shall be preserved wherever 

possible and the planting of new native species will be 

encouraged. The Town may require an arboristôs report in this 

regard. Tree cutting must be in compliance with the Townôs 

Heritage Conservation By-law, as well as Regional Tree and 

Forest Conservation By-law. 

 

II. Development within the Abino Dunes Development shall be in accordance with 

the provisions of Zoning By-law 129-90, as well as subject to Site plan Control. 

4.8. CORE MIXED USE 

4.8.1. GENERAL POLICIES 

I. In order to address the Niagara Region Growth Management Strategy and the 

Provincial Growth Plan for the Greater Golden Horseshoe, portions of this section 

will be amended in accordance with Policy 4.1.III of this Plan. 

 

II. Core Mixed Use areas are delineated on Schedule ñAò of this Plan. These areas 

consist of a mixture of residential, commercial and institutional uses. Providing a 

mixture of uses will increase the resident population supporting other permitted 

uses, strengthen the live/work relationship and promote a healthier living 

environment by reducing vehicular trips and increasing pedestrian and cycling 

activity for everyday trips. Core Mixed Use areas will be developed within or 

around downtown areas. 

 

III. Core Mixed Use areas will be identified through the Neighbourhood Plan process 

then reflected in the Official Plan. These areas will be developed in accordance 

with the Neighbourhood Plan policies, implementing Zoning By-law provisions. 
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IV. The creation of an accessory apartment within an existing single detached 

dwelling, semi-detached, duplex and townhouse dwelling units shall be permitted 

within the Core Mixed Use Designation of this Section and the more detailed 

Core Mixed Use designations of Secondary plan Amendments included in 

Section 4 of this Plan. 

 

The zoning by-law shall contain provisions to ensure adequate parking, open 

space, building condition and municipal services are available. 

 

(Amended by By-law 2013-117, OPA #16) 

4.8.2. POLICIES 

I. The Neighbourhood Plan exercise will identify the appropriateness of permitting 

stand-alone dwelling units, the appropriateness of bed and breakfast 

establishments, as well as small scale hotels. The Neighbourhood Plan exercise 

will also address the appropriate height of buildings. 

 

II. Development in the Core Mixed Use area shall be in accordance with approved 

urban design guidelines. Unless specified otherwise in the Neighbourhood Plan, 

buildings shall be orientated towards the street front and parking is to be provided 

to the rear of buildings and accessed from side streets where possible. 

 

III. Single-detached and semi-detached dwellings will be permitted on stand-alone 

properties subject to proper separation distances from selected commercial uses 

such as restaurants and taverns and if identified in the Neighbourhood Plan. 

 

IV. Apartment dwelling units (more than 2 units) will be permitted above a 

Commercial or Institutional use. The appropriateness of stand-alone multiple- 

attached dwelling units will be determined through the Neighbourhood Plan 

process. 

 

V. Residential development should be situated within an area with good pedestrian 

access and integration to other developments, as well as within an acceptable 

proximity to public transit if available. 

 

VI. The Townôs Zoning By-law shall implement the more detailed policies of the 

relevant Neighbourhood Plan and key aspects of the urban design guidelines. 
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4.9. COMMERCIAL 

I. In order to address the Niagara Region Growth Management Strategy and the 

Provincial Growth Plan for the Greater Golden Horseshoe portions of this Section 

will be amended in accordance with Policy 4.1.III of this Plan. 

 

II. Commercially designated lands as noted on Schedule ñAò are those lands that 

have or are intended to be developed for commercial uses, and include all 

commercial classifications as set forth in this Section. It is the intent that the 

approved Neighbourhood Plan and implementing Zoning By-law will more 

precisely delineate the various Commercial classifications and development 

allowed in a specific area. 

4.9.1. GENERAL POLICIES 

I. In addition to the General Policies of this Section set out below, development will 

be subject to either the General Commercial, Shopping Centre, Highway 

Commercial or Recreational Commercial Policies of this Section. The applicable 

policies will be based on the type of commercial use proposed and the existing 

Commercial zoning of the lands, if applicable. In encouraging development within 

commercial areas, and in considering a proposed amendment to this Plan to 

designate additional commercial areas, the Council where appropriate shall have 

due regard to the following: 

 

a. The need for such additional areas, the extent to which existing 

commercial areas are developed, and the nature and adequacy of 

such existing development; 

 

b. The physical suitability of the site for the proposed use; 

 

c. The adequacy of the existing and proposed highway or street 

system serving the site; 

 

d. The convenience, accessibility and safety of the site for vehicular 

pedestrian and bicycle traffic, especially in relation to nearby 

residential neighbourhoods; 

 

e. The provision of adequate off-street parking facilities, and the 

limitation in the number and design of access points to such 
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parking facilities so as to minimize the danger to vehicular, 

including bicycle, transit and pedestrian traffic; 

 

f. The adequacy of the potable water supply, sewage disposal 

facilities and other municipal services in accordance with technical 

reports or recommendations which the Council shall request from 

the appropriate approval authority; 

 

g. The compatibility of a commercial use with uses in adjoining areas 

and the effect of such use on the surrounding area in order that 

such use will not have a depreciating or deteriorating effect upon 

adjoining properties whether designated commercial or another 

category in this Plan, and appropriate regulations in this regard 

shall be included in the Zoning By-law; 

 

h. Demonstration that development or site alteration will be 

consistent with the Natural  Heritage Section of this Plan and 

comply with any regulations of the Niagara Peninsula 

Conservation authority under the Conservation Authorities Act; 

and 

 

i. All commercial development shall be adequately regulated by 

suitable provisions in the Zoning By-law including adequate 

setbacks from property lines, appropriate off-street parking 

requirements, including bicycles, landscaped area or buffering 

requirements to protect adjacent residential area, prohibition of 

nuisances, control over outside storage, and control of lighting for 

parking/walking areas in certain cases. 

 

II. There are site- specific Commercial designations in the Hamlet of Snyder, along 

the Niagara Parkway, and in the vicinity of Ridge Road, Stevensville Road and 

Garrison Road, outside the Urban Boundary. These Commercial designations 

reflect existing uses on lands which are serviced by private sanitary sewers. Use 

of these lands will be limited to existing uses and other commercial uses of a 

similar nature and intensity listed in the current Zoning By-law if it can be 

demonstrated that the new use can be accommodated on sustainable private 

services. Expansions to these designated areas will not be permitted. 
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III. Every application for the development of a Neighbourhood, General, Highway, 

Recreational Commercial or Shopping Centre area or project shall contain 

supporting information concerning the economic, physical and transportation 

impact of the proposed development. The economic impact study shall provide 

information regarding the market feasibility of the proposed centre and whether it 

will affect the viability of any nearby centres. Such studies shall be reviewed by 

the Council and used as a basis for approval or refusal of a particular application. 

 

IV. Large commercial developments may be subject to the Regional Municipality of 

Niagara Policy Plan Commercial Policies regarding over-subscription of projected 

floor areas for retail stores of food and Department Store Type Merchandise 

categories. 

 

V. The subject property known as part of Lot 1, Concession 3 (Lake Erie), Bertie 

Township in the Town of Fort Erie, Regional Municipality of Niagara, comprising 

4.95 hectares and situated on the south side of Garrison Road, just west of 

Helena Street is strategically located within the Townôs major corridor. A span 

bridge of the watercourse and associated Provincially Significant Wetland is 

supported by the Town to ensure the viable, efficient and cohesive development 

of this important commercial property. Any proposed development or site 

alteration will require the review and approval of the Town and Niagara Peninsula 

Conservation Authority based on an Environmental Impact Study demonstrating 

that there will be no negative impacts on the natural features or ecological 

functions in accordance with Section 8 of this Plan, including compliance with 

Niagara Peninsula Conservation Authority (NPCA) regulations. Nothing in this 

Policy shall be interpreted  as a commitment of approval from the NPCA. 

4.9.2. GENERAL COMMERCIAL 

I. The predominant use of land in this category shall be for commercial public and 

institutional uses, shopping centre complex, retail stores, service shops, 

automobile service stations, automobile sales, repair garages, parking lots, 

professional offices, restaurants, hotels, theatres, clubs or halls, places of 

amusement or recreation, churches, public houses, senior citizen retirement 

homes, funeral parlours, public utilities, civic or governmental uses. This category 

includes commercial facilities which cater to the needs of tourists including tourist 

accommodations. 
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II. This category may include residential uses provided they are situated above the 

ground storey, except for a senior citizen retirement home. 

  

Within Crystal Beach, Ridgeway, Bridgeburg, Stevensville and South end 

downtown commercial centres, a portion of the ground storey may contain 

residential dwelling units to be situated behind the commercial use of the main 

floor, provided the unit does not front onto the street and it does not detract from 

the primary at-grade commercial purpose. 

 

(Amended by By-law 2015-059, OPA #26) 

 

III. The maintenance and development of modern business centres which will 

ensure profitable operation but with safety and convenience shall be encouraged 

and these areas should expand in an orderly manner. 

 

IV. It is recognized that the improvement of parking facilities is required in the 

commercial areas of Crystal Beach, Fort Erie, and Ridgeway. Accordingly, the 

Council shall encourage development of public and/or private parking lots in 

General Commercial areas. 

 

V. The six commercial centres in the Town are Jarvis Street (North End), Downtown 

Ridgeway, Stevensville, Niagara Boulevard (South End), Garrison Road, and 

Erie/Derby (Crystal Beach). These areas are recognized as the principal 

commercial centres which offer the widest range of goods and services. The 

policies of this Plan aim to provide for strong, diverse commercial cores that 

serve the long term needs of residents and visitors by: 

 

a. The development of Neighbourhood Plans and Community 

Improvement Plans that provide focus and identity to commercial 

areas, provide for residential intensification around and within 

commercial areas where appropriate, and set out a strategy to 

facilitate development and redevelopment in the commercial core; 

 

b. Implementation of the Community Improvement Policies in Section 

6 of this Plan; 

 

c. An off-street parking programme that will provide sufficient off-

street parking facilities to serve the needs of these areas; and 
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d. New commercial uses that abut areas designated for residential 

purposes to provide protective buffering (such as increased yards, 

landscaping, prohibition of parking and outside storage on 

adjacent lands, and deflection of lights), to avoid undesirable 

impacts on residential uses. 

4.9.3. SHOPPING CENTRES 

I. New shopping centres will be permitted only by amendment to this Plan. 

 

II. It is the intent of Council that new, extended or enlarged shopping centres 

proposed on lands not designated Commercial in this or other plans of the Town 

will not jeopardize the viability of other existing or approved retail centres in the 

Town. Where a proposal would result in a shopping centre larger than 7,000 

square metres of gross floor area, Council will require the submission of a market 

study by a proponent which indicates that the viability of other existing or 

approved retail centres in the Town is not endangered, prior to any approval. 

Such a market study will contain: 

 

a. An assessment of present and future population to be served by 

the proposed shopping centre, including an explanation of the 

sources, techniques and assumptions used in arriving at any 

population forecast; 

 

i. An  analysis  of  the  retail  contributions  of  existing  or  

potential     commercial developments based on an analysis 

of commercial lands; 

ii. An explanation of any other forecasts or assumptions used 

in determining retail commercial requirements within the 

Town; 

iii. The amount, mix, location and phasing of proposed retail 

space; 

iv. An evaluation of the primary and secondary trade areas of 

the proposed development, including any assumptions used 

and an explanation of the characteristics of the population 

to be served, as may be relevant to the proposal; and 
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v. An assessment of the potential impacts on the trade areas 

of other retail centres, including an explanation of any 

methodology used. 

 

III. In addition to the foregoing study and prior to any consideration for approval, 

Council will be satisfied that the proponent has demonstrated that: 

 

a. The proposed development is situated adjacent to an arterial road 

or is part of an existing commercial node; 

 

b. Traffic volumes and movements can be safely handled and 

efficiently accommodated by the existing or proposed road system 

without any negative impacts; 

 

c. Provision can be made to accommodate access by public transit, 

walking and cycling; 

 

d. Existing or proposed services are adequate to serve the proposed 

development; and 

 

e. Any deficiencies in the above matters can be adequately resolved 

by the proponent. 

 

IV. Shopping centres shall be orientated in a manner that provides an efficient and 
attractive street presence that incorporates an appropriate parking layout, 
vehicular and pedestrian access and landscaping. 

 
V. All new shopping centre buildings shall be set back from adjacent streets a 

distance which will permit the parking of automobiles clear of any road allowance 
and permit adequate maneuvering of vehicles within such parking area. 

 
VI. Adequate off-street parking facilities shall be provided for every shopping centre 

based on a parking study that considers the type, size, and inter-relationship of 
commercial uses, proximity of other land uses and pedestrian and public transit 
accessibility. A ratio of approximately 1 parking space per 20 square metres of 
gross floor area in the buildings exclusive of any theatre or auditorium is 
suggested as a requirement in the implementing Zoning By-law. 

 

VII. Adequate buffering shall be provided between a shopping centre and any 
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adjacent Residential area. Such buffering may include the provision of trees, 
hedges, fences or other suitable screening material. 

 
VIII. In addition to the policies of this Section any proposed shopping centre 

will have regard to the Regional Policy Plan. 

4.9.4. HIGHWAY COMMERCIAL 

I. The predominant use of land in this category shall be for those commercial uses 

which serve the travelling public and rely heavily upon vehicular traffic for their 

economic existence. This category may include hotels, motels, automobile 

service stations, public garages, car washes, automobile sales agencies, drive-in 

restaurants and other eating establishments, places of amusement or recreation, 

nursery or garden centres, farm or market gardens, retail stores, and accessory 

uses incidental to the above uses shall be permitted. 

 

II. Highway Commercial areas will generally be located along Provincial Highways 

and Major Roads with high vehicular traffic. 

 

III. It is intended that Highway Commercial areas will be zoned for the appropriate 

uses only after consideration has been given by the Town to applications where 

the subject uses are in keeping  with the types of uses permitted by the Highway 

Commercial designation and demonstrate a necessity for exposure to a 

Provincial Highway or Major Road. 

 

IV. The Council shall encourage the grouping of Highway Commercial uses in a 

planned development rather than the establishment of continuous strip 

development that is inconvenient and hazardous to vehicular and pedestrian 

movement. 

 

V. This category may include a residential unit preferably located above the ground 

storey of a  building and can be designed to incorporate the necessary amenities 

for the residential use, however, this shall not be integrated as permitting a one-

family detached dwelling on the lot with the principal use. 

4.9.5. RECREATIONAL COMMERCIAL 

I. The predominant use of land in this category shall be for recreational uses such 

as golf driving ranges, miniature golf courses, marinas, lodges, eating 

establishments, licensed premises, bowling alleys, curling clubs, hotels, motels, 
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recreational trailer parks, displays, exhibitions, arenas, and buildings and 

structures accessory thereto. 

 

II. This category may include residential uses only to the extent necessary for 

maintenance and security staff of any permitted Recreational Commercial use. 

 

III. Only recreational uses of an open space nature such as a golf driving range that 

can be adequately serviced by sustainable private sanitary sewage disposal and 

sustainable drinking water services will be permitted in Rural areas. Recreational 

uses occurring in buildings typically serviced by full urban services will be 

directed to urban areas. Recreational uses are subject to the following policies: 

 

a. Adequate buffering shall be provided between a Recreational 

Commercial area and any adjacent Residential area; 

 

b. Development and site alteration will be consistent with the Natural 

Heritage section of this Plan; 

 

c. All new buildings shall be set back from adjacent streets a 

distance which will permit the parking of automobiles clear of any 

road allowance and permit adequate maneuvering of vehicles 

within such parking area; 

 

d. Adequate off-street parking facilities shall be provided; and 

 

e. New Recreational Commercial uses within Urban Area Boundaries 

or Rural areas will be permitted only by amendment to this Plan. In 

considering applications for amendments to designate additional 

Recreational Commercial areas, the following matters will be taken 

into account in addition to the requirements pertaining to 

amendments to this Plan: 

 

i. The policies of the Regional Policy Plan and Provincial 

Policies and Plans; and 

ii. The impact of the development on the existing recreational 

commercial facilities of the area. 
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IV. Notwithstanding any other provisions of this Plan, an amendment is required to 

permit new Recreational Trailer Parks in areas not designated for such uses. The 

following policies contained in this Plan will be among those matters considered 

by the Town before a decision is made to amend the Official Plan. 

 

a. Recreational Trailer Parks shall be used by recreational travel 

trailers or vehicles on a temporary basis only in accordance with 

the Tourism Act, or its amending legislation. In addition, 

Recreational Trailer Parks should be considered in relation to 

existing  and  proposed recreational facilities in the immediate 

vicinity; 

 

b. Recreational Trailer Parks shall be provided with water and sewer 

systems in accordance  with the requirements of the Ministry of 

the Environment and the Ministry of Tourism and Culture; and 

 

c. The uses permitted in Recreational Trailer Parks and regulations 

for such uses shall be set forth in an appropriate amendment to 

and in by-laws passed pursuant to the Planning Act and/or the 

Municipal Act. Therefore, provision will be made for, among other 

things, adequate setbacks from property lines, lands to be set 

aside in certain cases for landscaping and buffering purposes, off-

street parking facilities, prohibition of nuisances and control over 

outside storage. 

 

V. In considering an application to amend this Plan to designate an area for a 

Recreational Trailer  Park, the Council shall, in addition to the policies as set out 

in this Plan, give consideration to the following: 

 

a. The type of facility proposed including what uses or facilities in 

addition to trailers are proposed (i.e. camping, picnicking, 

swimming, etc.); 

 

b. The location of the proposed site relative to the land use and 

development policies stated in this Plan; 

 

c. The appropriateness of the topography, soils and vegetation cover 

of the site relative to the proposed uses; and  
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d. That adequate opportunity has been provided to surrounding 

property owners to examine and make representation concerning 

the proposed development. 

4.10. INDUSTRIAL-BUSINESS PARK 

I. In order to address the Niagara Region Growth Management Strategy and the 

Provincial Growth Plan for the Greater Golden Horseshoe portions of this section 

will be amended in accordance with Policy 4.1.III of this Plan. 

 

II. The Industrial-Business Park designations on Schedule ñAò of this Plan and the 

policies noted below are intended to promote development and redevelopment 

through the expansion of the existing employment base and the stimulation of 

new industrial growth within the Town. 

 

Appropriate areas will be provided and maintained for this purpose in order to 

accommodate the needs of existing industries through expansion and relocation 

and the establishment of new industries. The Industrial-Business Park Areas 

consist of the Stevensville/Eagle Street Area, the Gilmore Road/QEW Area and 

the Fort Erie/ Bridgeburg/ Thompson Road area. 

4.10.1. POLICIES 

I. Lands designated in this category permit an integrated mix of industrial/ 

manufacturing operations and business activities. Lands designated in this 

category shall be predominantly used for manufacturing, assembly, processing, 

fabrication, warehousing and storage of goods and materials. Also included in 

this category are building contractorsô yards, lumber yards, dairies, printing 

establishments, transport terminals, transportation facilities and automotive uses 

such as service stations and repair garages, research and development facilities, 

and repair and servicing operations. 

 

II. Uses which cater to the existing employment base or business operations of the 

industrial area such as hotels, motels, and conference centres and restaurants 

may be permitted by zoning by-law amendment provided they are subordinate to 

the overall light and general industrial development in the area and appropriately 

landscaped and buffered. 
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III. The growing of marihuana plants will be permitted within buildings licensed and 

operated in accordable with the Marihuana for Medical Purposes Regulations 

and subject to other pertinent policies of this Plan and requirements of the Zoning 

By-law, as amended.  

 

IV. Other uses may include compatible public and institutional uses, commercial or 

other uses that are incidental to light and general industrial areas, such as offices 

and residences for caretakers or essential workmen required for an industrial use 

on the same site. 

 

V. Lands designated as Industrial on Schedule ñAò of this Plan represent important 

employment areas for the Town. As such the re-designation of lands within the 

core of the Industrial designation to accommodate non-employment uses may 

only be permitted by comprehensive review where it has been demonstrated that 

the land is not required for employment purposes over the long term and that 

there is a need for the conversion in accordance with the Niagara Region Growth 

Management Strategy and the Provincial Growth Plan. 

 

VI. A Master Servicing and Development Strategy shall be completed in conjunction 

with an Environmental Assessment for the efficient development of the Gilmore 

Road/QEW Industrial- Business Park area in terms of the layout and orientation 

of necessary infrastructure and lot fabric relative to the Industrial lands and 

natural heritage features that impact the development of the area. 

 

VII. The permitted uses in this category shall not be obnoxious by reason of the 

emission of odour, dust, smoke, gas, fumes, particulate matter, noise and/or 

vibration. Development within the industrial areas shall operate according to 

applicable standards of the Ministry of the Environment regarding noise and 

emissions. 

 

VIII. Industrial zones will ideally be arranged in a graduation with the lighter, more 

prestige type of industries and buildings in a business park setting being located 

contiguous to residential, institutional, agricultural, recreational or other similar 

uses and in areas exposed to the Q.E.W. and arterial roadways. The heavier 

types of industries shall be directed to the interior of the industrial areas where 

they least affect the amenity of the area. 

 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 42 
 
 

 

IX. All industrial development shall be adequately regulated by suitable provisions in 

the Zoning By- law, in order to provide for efficient, aesthetically pleasing 

development, including; setbacks from property lines and major transportation 

corridors, appropriate off-street parking and loading requirements, landscaped 

area, screening or buffering requirements in certain cases, prohibition of 

nuisances, and control over outside storage subject to appropriate screening. 

 

X. Industrial areas with exposure to the Q.E.W. and Regional roadways shall be 

developed with prestige buildings in an attractive campus- like setting to provide 

a positive appearance and statement of the Town. To achieve this, building and 

site design shall be of a high standard and shall utilize the following design 

standards: 

 

a. The integration of the building envelope, parking, landscaping and 

buffering and storage area shall be done in a manner that allows 

for the efficient use of lands; 

 

b. Landscaping shall be concentrated adjacent to the QEW and/or 

Regional Road in order to provide an attractive appearance; 

 

c. The Zoning By-law shall contain performance criteria embracing 

building material, surface treatment, landscaping and so on; 

 

d. Outside storage and loading areas adjacent and directly visible to 

the QEW is prohibited; 

 

e. Parking areas shall generally be discouraged in the yards abutting 

the QEW and if located in these yards will be appropriately 

screened with landscaping; and 

 

f. All industrial activities other than storage shall be contained wholly 

within enclosed buildings. 

 

XI. Development in Industrial-Business Park areas will be subject to the following 

criteria: 
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a. Site Plan Control shall be applied to all Industrial-Business Park 

developments  in accordance with the Townôs site plan control 

Guidelines; 

 

b. Industrial buildings should have a built form which maximizes the 

use of land and is in keeping with the character of the area in 

terms of massing and height; 

 

c. Hotels, motels, and conference centres shall be restricted to 

arterial roads and sited in such a way to not cause excess traffic or 

cause an industrial use to alter its operation; 

 

d. Free standing restaurants will be designed to locate buildings next 

to the street edge wherever possible; 

 

e. Outside storage and display will incorporate appropriate setbacks, 

screening, and buffering to lessen the visual impact of the facility. 

Display areas will be incorporated into the overall site design and 

evaluated based on their visual impact on the streetscape; 

 

f. Wherever industrial areas abut residential, institutional, 

recreational, or other similar uses adequate buffering will be 

required by measures such as landscaping, plantings, fencing and 

physical separations in order to minimize the effects of the 

industrial activity including its visual appearance; and 

 

g. Development and site alteration shall be consistent with the 

Natural Heritage section of this Plan. 

4.11. EXTRACTIVE INDUSTRIAL 

I. Areas designated Extractive Industrial on Schedule ñAò include extractive 

aggregate operations licensed under the Aggregate Resources Act, or successor 

legislation, as well as lands designated and zoned Extractive Industrial. 

4.11.1. GENERAL POLICIES 

I. The predominant use of land in this category shall be for the extraction of mineral 

aggregates that are found in a natural state on the site. Extractive industries may 
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refine and further process the raw materials extracted from the site in order to 

produce semi-finished or finished goods provided that the majority of the raw 

material in the final product comes from such site. This category may also include 

agricultural uses excluding dwellings. Rehabilitation of abandoned extractive 

sites as required under the Aggregate Resources Act or successor thereto will be 

in accordance with the Agricultural designation of this Plan. 

 

II. Mineral aggregate operations shall be protected from development and activities 

that would preclude or hinder their expansion or continued use or which would be 

incompatible for reasons of public health, safety, or environmental impact. Where 

Planning Act approvals are required to establish the new land use, studies or 

reports may be required to demonstrate compatibility, with appropriate setbacks 

and buffer distances identified. 

 

III. A Mineral Aggregate Resource Study shall demonstrate that the resource use will 

not be hindered in the future, that the resource use is not feasible, that the 

proposed development or use serves a greater long term public interest and that 

other impacts are evaluated. 

4.11.2. POLICIES 

I. The expansion of existing mineral aggregate operations or the establishment of 

new operations on lands not designated Extractive Industrial shall require an 

amendment to this Plan and an amendment application shall include the 

following: 

 

a. Submission of site development plans indicating such information 

as is required under the Aggregate Resources Act, or successor 

thereto; 

 

b. The location, topography, contours, dimensions and acreage of 

the property proposed for an extractive industrial operation, as well 

as the extent of adjacent property which may be intended for 

future pit or quarry operations; 

 

c. The existing use of all land and the location and use of all 

buildings and structures within a distance of 120 metres from the 

land proposed for extractive operation; 
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d. The location, height, dimensions and use of all buildings or 

structures existing or proposed  to be erected on the site; 

 

e. The location, quality and estimated quantity of the mineral 

aggregate resources; 

 

f. Existing and anticipated final grades of excavation and excavation 

setbacks within the site; 

 

g. Surface water diversion, storage and drainage provisions; 

 

h. All entrances, exits and proposed routes to be used by associated 

transport; 

 

i. Proposed tree screening and berming, progressive and ultimate 

internal road plan, locations of stockpiles for overburden stripping 

and mineral resources, progressive and ultimate rehabilitation 

plans and where possible, intended use of the land after the 

extractive operations have ceased; 

 

j. Hydrology, soil, wildlife or vegetation studies which may be 

required by Council because of specific concerns; and 

 

k. Such other information as Council deems necessary. 

 

II. In considering an application for an amendment pursuant to the foregoing Policy 

4.11.2.I, the Council shall evaluate the following based on submitted studies: 

 

a. Compatibility with adjacent existing and planned land uses with 

respect to noise, dust, blasting vibration and truck traffic; 

 

b. Potential impacts on the natural environment, including measures 

required to minimize or avoid any adverse impacts; 

 

c. Potential impacts on the quality and quantity of surface and 

groundwater systems; 
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d. Potential impacts on the transportation system which will require 

truck routes and points of site access to be established; 

 

e. The manner in which the mineral aggregate resource extraction 

and processing operations will be carried out including hours of 

operation; 

 

f. The capability of the land for agricultural uses; 

 

g. Proposed progressive rehabilitation plan; 

 

h. The degree to which the operation will be exposed to the public; 

and 

 

i. Such other matters as Council deems necessary. 

 

III. For applications on Agricultural land, a demonstration that the site can be 

progressively rehabilitated to agriculture to substantially the same area and 

average soil capability is required. Such demonstration shall not be required if 

there is a substantial quantity of aggregate resource below the water table 

warranting extraction or the depth of planned extraction makes restoration of pre-

extraction agricultural capability unfeasible. 

 

IV. Council will have regard to Policies 4.11.2.I and 4.11.2.II when considering new 

License and/or Site Plan Applications under the Aggregate Resources Act or 

applications for major modifications to existing site plans or licenses. In order to 

encourage land use compatibility of extractive industrial operations, Council may 

request additional setbacks or separation distances be established by the 

Ministry of Natural Resources through the licensing process. 

4.11.3. WAYSIDE PITS AND QUARRIES AS WELL AS PORTABLE 

ASPHALT AND CONCRETE PLANTS 

I. Wayside pits and quarries, as well as portable asphalt and concrete plants, are 

temporary operations that are established on short term notice to fulfil an 

immediate public road construction need.  These operations are opened by or on 

behalf of the public road authority, such as the Ministry of Transportation, Region 

of Niagara or an area municipality. They are not to be located on the road right-

of-way, in areas of existing development or in Natural Heritage areas. 
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II. Wayside operations and portable asphalt and concrete plants are regulated and 

licensed by the Province. While it is recognized that wayside operations and 

portable asphalt and concrete plants used for public authority contracts shall be 

permitted in most land use designations without the need for Planning Act 

approvals, except in those areas of existing development or environmentally 

sensitive areas, Council shall seek the fullest possible involvement in the review 

of applications to ensure conformity with this Plan. 

4.12. INSTITUTIONAL 

I. In order to address the Niagara Region Growth Management Strategy and the 

Provincial Growth Plan for the Greater Golden Horseshoe, portions of this 

Section will be amended in accordance with Policy 4.1.III of this Plan. 

 

II. On lands designated as ñInstitutionalò on Schedule ñAò of this Plan, the 

predominant use of land shall be for public uses and operations carried on by, or 

on behalf of the Town of Fort Erie,  Regional Municipality of Niagara, Province of 

Ontario, Government of Canada or agency thereof, and specifically including the 

Peace Bridge Authority and The Niagara Parks  Commission.  Without limiting 

the generality of the foregoing, Institutional uses shall also include separately or 

in combination, schools, religious, social and cultural facilities, public hospitals, 

residential care and health care facilities, nursing and retirement homes. 

4.12.1. GENERAL POLICIES 

I. Ancillary uses may be permitted, provided that they do not conflict with or 

interfere with the satisfactory operation and development of the lands for 

institutional purposes. Such complementary uses may include convenience and 

personal service uses, residences, day care facilities, parks, and recreation 

facilities uses. 

 

II. The use of institutional facilities for multiple complementary purposes is 

encouraged. 

 

III. For convenience and personal service uses, these facilities will be oriented and 

designed to primarily serve the needs of those persons directly associated with 

the Institutional use. These uses shall not be located in a manner that will attract 

or serve the general public. 
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IV. For residential uses, these activities will be designed for, and used by those 

persons directly associated with the Institutional use. 

 

V. The establishment of new Institutional areas not designated on Schedule ñAò 

shall require an amendment to this Plan. When considering such amendments, 

the following factors shall be taken into account, particularly for institutional uses 

that are major traffic generators such as schools: 

 

a. The siteôs location relative to arterial or collector roads; 

 

b. The compatibility of the proposed development with surrounding 

land uses; 

 

c. The proximity of the site to existing or planned public transit 

routes; 

 

d. The adequacy of municipal services to the proposed area; 

 

e. New institutional uses or essential emergency uses are not 

permitted in hazardous lands or hazardous sites; and 

 

f. The distance and ease of connectivity via walking or cycling from 

residential areas to be served. 

 

VI. In the preparation of the implementing Zoning By-law, consideration will be given 

to recognizing Institutional uses based on their size, character and nature. 

4.13. OPEN SPACE 

I. Lands intended for Open Space use are identified on Schedule ñAò of this Plan. 

The predominant use of land in this category shall be conservation, open space 

and recreation. Other secondary uses that may be permitted include golf 

courses, education buildings, docks, arenas, recreational buildings, overnight 

campgrounds, cemetery and agricultural purposes, excepting intensive animal 

operations and accessory dwellings. 

 

II. The permitted intensive secondary recreational uses, with the exception of linear 

recreational trails, will be located within the urban boundary. 
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III. Any development of the lands east of the Niagara Parkway, other than passive 

recreational uses, shall only be permitted above the 1 in 100 year flood elevation 

pursuant to the approval of the Niagara Peninsula Conservation Authority. 

4.13.1. GENERAL POLICIES 

I. Notwithstanding the policies of this Section, the Open Space designation for golf 

courses and other permitted public and private uses situated outside the urban 

area boundary reflects the long standing existing uses only. Any open space use 

other than a similar open space recreational or conservation type and intensity of 

use will require an amendment to this Plan. Should these uses cease operation 

the intent would be for the lands to revert back to agricultural or rural uses. 

 

II. Permitted secondary uses, unless existing, shall be permitted by zoning by-law 

amendment in the urban area. 

 

III. The primary role of the Town in the field of recreation and open space should be 

the development of policies and programs for the acquisition, use, development 

management and distribution of recreation and open areas which best serves the 

needs of the residents. 

 

IV. The Townôs Parks and Open Space Master Plan assesses the communityôs open 

space resources, determines where improvements and service is required and 

creates a long term implementation plan to allow the Town to respond to 

community needs over the time horizon of this Official Plan. This Plan shall be 

updated to incorporate key policy objectives of the Parks and Open Space 

Master Plan as necessary. 

 

V. Significant treed areas and woodlands throughout the Town will, where possible, 

be incorporated into the Open Space network. Where appropriate, these areas 

will be maintained in their natural condition or allowed to regenerate into a natural 

condition. Public passive recreational use of such areas will be restricted to lands 

which have been specifically acquired or developed for such purposes. Such 

areas will continue to be designated as Environmental Conservation. 

 

VI. Where any lands designated for Open Space on Schedule ñAò, Land Use Plan, 

are under private ownership, it is not the intention of this Plan that such lands will 

necessarily remain as Open Space indefinitely, nor is it implied that Open Space 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 50 
 
 

 

areas are free and open to the general public or that they will be purchased by 

the Municipality or the Niagara Peninsula Conservation Authority. 

 

VII. The use of lands owned from time to time by the Niagara Parks Commission is 

governed by the provisions of the Niagara Parks Act, RSO 1990, c.N.3. The 

Niagara Parks Commission, in the use  of its lands, shall be consistent with the 

provisions contained in the Provincial Policy Statements and shall conform with 

Provincial plans that are in effect or shall not conflict with them, as required from 

time to time under subsection 3(5) of the Planning Act, RSO, c.P.13. Before 

carrying out any undertaking that the Niagara Parks Commission considers will 

directly affect the Town of Fort Erie; the Niagara Parks Commission shall consult 

with and have regard for the established planning policies of the municipality as 

may be required from time to time under subsection 6(2) of the Planning Act, 

RSO, c.P.13. 

4.13.2. POLICIES 

I. Recreation and conservation developments intended for the use of the general 

public shall be regulated by suitable provisions in the Zoning By-law including 

setbacks from property lines and appropriate off-street parking requirements. 

 

II. This category may include residences for caretakers or essential workmen 

required to operate the permitted facility. 

 

III. In the development of Open Space uses, the following matters shall be 

considered: 

 

a. The improvement of public access and the usability of public 

parkland along the Lake Erie shoreline; 

 

b. The joint planning of conservation lands to meet both the Regionôs 

and the Townôs needs and objectives. Such planning shall, 

through consultation with the Niagara Peninsula Conservation 

Authority (NPCA), take into account the use of lands owned or 

operated by the NPCA under the Conservation Authorities Act; 

 

c. Wherever desirable or feasible in the light of the Townôs 

requirements, it will encourage  public agencies in the acquisition 

of land as Open Space adjacent to the Lake Erie shoreline and 
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major water courses for the purpose of increasing public access to 

water; 

 

d. In the development of Open Space areas the Town will encourage 

the preservation of existing woodlands, unique natural areas, and 

areas of archaeological significance; 

 

e. The development of scenic drives, snowmobile, hiking, equestrian 

and recreational trails and bicycle paths, and in this regard the 

abandoned railway between Fort Erie and Niagara Falls and the 

abandoned CNR line in the vicinity of Dominion Road, should be 

preserved and developed for public use; 

 

f. The separation of vehicular and pedestrian/cycling traffic where 

appropriate and necessary; 

 

g. The Natural Heritage policies of Section 8, if applicable; and 

 

h. The integration of the Open Space system within an overall 

pedestrian and cycling network. 

4.13.3. PARKLAND DEVELOPMENT 

I. Parklands will be developed in accordance with the Townôs Parks and Open 

Space Master Plan and will include Neighbourhood Parks, Community Parks, 

and Town Parks, as well as other parks related to heritage and environmental 

conservation and public access. 

 

II. Town Parks will conform, if feasible, to the following criteria: 

 

a. Serve the entire population of Fort Erie; 

 

b. Be accessible from major roads and highways and by public 

transportation, walking and cycling; and 

 

c. Be designed and developed in concert with identified Town-wide 

needs. 
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III. Community and Neighbourhood Parks will conform, if feasible, to the following 

criteria: 

 

a. Provide a range of recreational opportunities within walking 

distance of the surrounding neighbourhood that they are intended 

to serve; 

 

b. Provide opportunities for both passive and active recreational 

pursuits; and 

 

c. Provide, where feasible, multiple purpose, year-round activities. 

 

IV. Parklands will be developed to provide a wide range of recreational opportunities, 

which could include social, cultural, educational, and athletic activities of interest 

to the community. 

 

V. The Town will own, lease, operate, maintain, and administer public parkland to 

meet the recreational needs of its residents. 

 

VI. The Town will acquire public parkland through the processing of development 

applications or by way of purchase. 

 

VII. Parklands may incorporate both Open Space lands and lands designated as 

Environmental Conservation, which would primarily be left in a natural state, but 

not land designated as Environmental Protection. 

4.13.4. PUBLIC ACCESS TO THE LAKE ERIE SHORELINE 

I. The Lake Erie shoreline offers natural heritage, aesthetic and recreational 

amenities to the residents of Fort Erie and visitors. The promotion of recreational 

opportunities and public access to Lake Erie to allow the utilization of these 

amenities is an objective of the Town. The Policies set out below are seen as 

important tools to implementing this objective. 

 

II. The Town may close, retain and designate as park any road allowances to 

provide access to the Lake Erie shore in compliance with an overall waterfront 

access strategy. 
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III. As identified under Section 8.2.4 NATURAL HAZARDS, Lands identified as 

Natural Hazard area on Schedule ñC1ò, including any water lots, shall be 

dedicated to the Town as a condition of development related to Consent, Plan of 

Subdivision or Site Plan Control. 

 

IV. Wherever desirable or feasible in the light of the Townôs requirements, it will  

encourage  public agencies in the acquisition of land as Open Space adjacent to 

the Lake Erie shoreline and major water courses for the purpose of increasing 

public access to water; 

 

V. The Town will consider the strategic acquisition of Lake Erie shoreline lands that 

complement lands owned by the Town and utilized for parks purposes or public 

access associated with the waterfront road allowance strategy. The Town will 

identify possible opportunities through the Neighbourhood Plans or other studies. 

Council shall consider any land acquisition priorities each year in its budget 

deliberations. 

4.14. SITE SPECIFIC POLICY AREAS 

4.14.1. URBAN ENTERTAINMENT CENTRE (Site Specific Policy Area  

  1) 

I. In order to address the Niagara Region Growth Management Strategy and the 

Provincial Growth Plan for the Greater Golden Horseshoe portions of this section 

will be amended in accordance with Policy 4.1.III of this Plan. 

 

II. The Fort Erie Urban Entertainment Centre Site Specific Policy Area 1 as 

identified on Schedule ñAò is intended to function as an urban entertainment 

centre serving tourists and the travelling public, as well as local, regional, and 

seasonal residents. In this regard, a wide range of uses are permitted including, 

but not limited to, a horse racetrack and equine centre, gaming activities as 

approved by the Province, commercial, hospitality, institutional industrial uses, 

and residential accommodation. 

 

III. The uses of land in this area shall include: 

 

a. A racetrack for horse racing and non-motorized racing, equine 

centre, and approved gaming activities; 
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b. Commercial uses including hotels, motels, lodges, restaurants, 

vehicle service stations, and amusement and recreation facilities; 

 

c. Tourist Information Centre, conference and banquet facilities, and 

accessory retail facilities; 

 

d. Veterinarian offices or clinics, animal hospitals;  

 

e. Institutional and recreational uses including education and training 

centres; 

 

f. Small scale prestige industrial manufacturing and food processing 

facilities Business and professional offices; and 

 

g. Residential accommodations accessory to any permitted use and 

freestanding forms of medium and high density housing, such as a 

condominium-suite apartment complex. 

(Amended by By-law 2013-016, OPA #10) 

IV. This area is to be studied by the owner, or its successor, to determine the 

ultimate land uses and the arrangement of those uses, the built form and 

landscape character, and appropriate development standards. These matters 

shall be included in a Comprehensive Development Plan to be approved by 

Council. 

 

V. Until a Development Plan for this area is prepared and approved by Council and 

incorporated by amendment to the Official Plan, in whole or in part, the relevant 

policies of the Official Plan shall apply to this area. 

 

VI. Once a Comprehensive Development Plan is approved, all development and 

redevelopment shall be consistent with this Section and other relevant policies of 

this Official Plan 

 

VII. The Comprehensive Development Plan prepared for this area shall be based on 

the principles contained in the Urban Design section of this Plan. 

 

VIII. The Comprehensive Development Plan shall be developed in consultation 

with neighbourhood residents, property owners and stakeholders. Council shall 
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seek public and agency input prior to making any significant modifications to the 

Plan. The Comprehensive Plan will provide for review and comment of the Plan 

by relevant agencies to ensure it adequately addresses agency requirements and 

Provincial Policy objectives. 

 

IX. Studies may be required prior to development approval to consider impacts on 

municipal services, roads and traffic, storm water management, environmental 

impacts, and archaeological resources. Study recommendations shall be 

implemented as part of any necessary subdivision agreement, site plan 

agreement, or development servicing agreements to be entered into with the 

Town of Fort Erie. 

 

X. The Zoning By-law shall control the use of land or buildings in order to ensure 

that the area is developed for in a manner consistent with the approved 

Comprehensive Development Plan. 

 

XI. Development shall comply with the Natural Heritage Section of this Plan. 

4.14.2. PEACE BRIDGE AREA (Site Specific Policy Area 2) 

I. The uses of the land in this category shall be those associated with the operation 

of the Peace Bridge and any appropriate accessory uses such as customs and 

inspections facilities and areas. 

 

II. Lands within this category shall be owned or leased by the Peace Bridge 

Authority. 

 

III. If the Peace Bridge Authority disposes of or conveys a portion of this area, an 

amendment to the Official Plan may be deemed necessary by the Town Council 

to redesignate the lands affected. 

 

IV. It is the intent of this Plan that the traffic and transportation impact by the 

operation of the Peace Bridge shall be considered by those authorities, including 

the Ministry of Transportation, the Regional Municipality of Niagara, the Niagara 

Parks Commission and the Town of Fort Erie in order to facilitate the movement 

and control of traffic in the portions of the Town of Fort Erie leading to the Peace 

Bridge. 
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V. Notwithstanding the policies of this plan, nothing shall prevent the Peace Bridge 

Authority from erecting buildings or structures or installing infrastructure related to 

uses associated with the operation of the Peace Bridge and any appropriate 

accessory uses such as custom/ inspection and Duty Free facilities and areas on 

lands owned by the Peace Bridge Authority. Development shall be subject to the 

submission of appropriate site plans and building permits in compliance with 

Ministry of Transportation approval. 

4.14.3. FORT ERIE INDUSTRIAL PARK (Site Specific Policy Area 3) 

I. The Town recognizes that the "Fort Erie Industrial Park" as shown on Schedule 

"A" is susceptible to flooding in a Regional flood event. This Site Specific Policy 

Area is in accordance with the Natural Hazard Policies of the Provincial Policy 

Statement. 

 

II. Provincial floodplain policy normally does not permit development in the 

floodplain as determined by the Niagara Peninsula Conservation Authority. 

However, a "Special Policy Area" designation can be granted in areas where 

economic and social conditions warrant some new development or 

redevelopment. Special Policy Areas may be exempted by the Province from the 

minimum levels of protection specified in Provincial policy provided alternate 

floodplain management policies are included in the Official Plan in a manner 

acceptable to the Town, the Regional Municipality of Niagara, the Niagara 

Peninsula Conservation Authority and the Province. 

 

III. The "Fort Erie Industrial Park" is identified as a "Special Policy Area" approved 

by the Province in recognition of: 

 

a. The integral role of this area in achieving the industrial 

development objectives of the Town; 

 

b. Investments made by the Town to provide full municipal services 

to the site; 

 

c. The long term commitments made to industrial development 

through both the Official Plan and Zoning By-law; 
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d. The impracticality of flood proofing as determined by the Niagara 

Peninsula Conservation Authority for economic, technical and 

aesthetic reasons, and; 

 

e. The impracticality of providing alternate flood protection measures 

such as relocation, dyking or enlargement of the culverts under the 

railway line to the north of the site. 

 

IV. Notwithstanding any other policies in this Plan, the Hazard area (1 in 100 year 

flood) is identified as the level of flood protection that will be applied to the "Fort 

Erie Industrial Park" shown on Schedule "C1".  Accordingly, the following 

floodplain management provisions will apply to this area: 

 

a. No new buildings or structures other than those required for flood 

erosion control or flood management purposes shall be permitted 

in the Hazard area (1 in 100 year floodplain) as determined by the 

Niagara Peninsula Conservation Authority as generally shown on 

Schedule "C1"; 

 

b. Extensions, enlargements or reconstructions of existing buildings 

and structures may be permitted within the 1 in 100 year floodplain 

provided they are protected up to the 1 in 100 year flood level; 

 

c. Prior to the issuance of any building permit within the 1 in 100 year 

floodplain, the Town shall consult with the Niagara Peninsula 

Conservation Authority regarding the  administration of the 

Authority's fill and construction regulations to address any 

proposed flood damage reduction measures which may include 

such matters as building setbacks, basement elevations, the 

strength of foundation walls, the placement of fill and control of 

building opening elevations; and 

 

d. Any amendment to the Zoning By-law affecting the "Fort Erie 

Industrial Park" shall conform to the provisions of this subsection. 

In this regard the Town may, in consultation with the Niagara 

Peninsula Conservation Authority, incorporate flood reduction 

measures in the by-law relating to such matters as building 
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setbacks, minimum heights of openings to buildings and maximum 

lot coverage. 

4.14.4. BAY BEACH (Site Specific Policy Area 4) 

I. The lands subject to Site Specific Policy Area 4 are identified on Schedule ñAò of 

this Plan and more specifically on Appendix B of this Plan as Parts 1 to 7 and 

8(a) and 8(b). Council has approved the following development strategy for the 

lands in consultation with the public and Community Focus Group after 

consideration of an Economic Impact Assessment and Crystal Beach 

Neighbourhood Plan: 

 

a. Part 1, being the lands on the northwest corner of Erie Road and 

Eastwood Avenue be developed as a municipal parking lot; 

 

b. Part 2, being Eastwood Avenue, remain ñas isò at this time; 

 

c. Part 3, being the northeast corner of Erie Road and Eastwood 

Avenue be  sold  for residential purposes subject to the 

development of a long term parking solution as approved by 

Council; 

 

d. Part 4, being the existing public beach and water lot, remain in 

Town ownership for continued use as a municipal beach in 

conjunction with the adjacent Crystal Beach public lands; 

 

e. Part 5, being the former dance hall/roller rink, wooden structure be 

demolished once Council has approved a plan to salvage the 

foundation; 

 

f. Part 6, Staff be directed to invite proposals for the leasing of and 

improvement of the Lobster House building subject to a further 

staff report and approval by Council; 

 

g. Part 7, being the existing concession building, be demolished 

immediately upon alternate facilities being provided elsewhere on-

site for concessions and washrooms/change rooms as approved 

by Council; 
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h. Part 8(a), being the eastern portion of the uplands, remain in Town 

ownership and developed for public open space uses; 

 

i. Part 8(b), being the western portion of the uplands, remain in 

Town ownership as open space to be utilized for parking purposes 

until a long term parking solution has been determined and 

approved by Council and thereafter used as a park. 

 

II. The implementation of the above development strategy shall be in accordance 

with a Council approved Plan. Alterations to the above development strategy 

shall not require an amendment to this Plan, but will be done in consultation with 

the public and Community Focus Group. 

 

III. Any new construction or renovations, site grading or replacement or removal of 

any fill within the Regulated Area of the Niagara Peninsula Conservation 

Authority (NPCA) will require the approval of the NPCA, under the Conservation 

Authorities Act before any work is initiated. 

4.14.5. KRAFT DRAIN AREA (Site Specific Policy Area 5) 

The Kraft Drain Area Site Specific Policy Area 5 applies to those lands identified as 

such on Schedule ñAò. These lands are designated in part as Urban Residential, 

Environmental Conservation overlay and Environmental Protection Area. Given the 

significant natural heritage features on site, an Environmental Planning Study (EPS), 

completed by a qualified consultant on behalf of  the developer(s) or property owner(s), 

will be required in accordance with the Natural Heritage Section of this Plan. The EPS 

should be completed in association with a Neighbourhood Plan outlining how the lands 

will be developed and serviced in accordance with the policies of this Plan. A 

Comprehensive Servicing Study and overall Storm Water Management Plan will form 

important components of the Neighbourhood Plan. The Frenchmanôs Creek Trunk 

Sanitary Sewer Project must be constructed prior to development proceeding. 

4.14.6. ZOOZ (Site Specific Policy Area 6) 

I. The ZOOZ Site Specific Policy Area 6 applies to those lands identified as such 

on Schedule ñAò. These lands are designated as Open Space and Environmental 

Protection Area. 
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II. Notwithstanding the Open Space designation, these lands shall only be used for 

uses associated  with the Zooz Theme Park, namely: conservation (including 

nature preserve and conservation area), open space (including bogs, wetlands 

and fishing lakes), recreation (including the sculpture park, water park, 

serpentarium, adventure rides, picnic areas, animal park, trailways, walkways, 

botanical gardens and recreation related buildings), mini putt golf, overnight tent 

campground, an existing triplex, a greenhouse and existing amphitheatre, as well 

as a veterinarian clinic, barns, stables and agricultural uses. 

 

III. The size, intensity, layout and orientation of permitted uses shall be identified in 

more detail in the implementing Zoning By-law and site plan agreement subject 

to the approval of, among other matters, studies or plans to consider traffic 

needs, environmental and noise impacts, storm water management, servicing 

and archaeological resources. 

 

IV. Development or site alteration adjacent to Environmental Protection Areas shall 

be in accordance with the policies of the Natural Heritage Section of this Plan. 

4.14.7. MOBILE HOME PARK (Site Specific Policy Area 7) 

Site Specific Policy Area 7 applies to the lands identified as such on Schedule ñAò of this 

Plan to permit the continued use of a mobile home park despite the Urban Residential 

designation. 

4.14.8. LANDS BELOW THE NIAGARA RIVER FLOOD ELEVATION 

(Site Specific Policy Area 8) NOTE: This Policy has been deleted and 

replaced by By-law 2018-001 OPA#37 Southend Secondary Plan 

I. Site Specific Policy Area 8 applies to the lands identified as such on Schedule ñAò 

of this Plan. Existing land uses in this area include both residential and 

commercial uses. Historically, this area has been subject to periodic flooding 

during major storm events. Although this area has not been identified as a growth 

area for the Town, policy is required to provide for the maintenance of the 

existing uses. The 1 in 100 year flood elevation at this location has been 

estimated at 175.88 metres GSC, or as may be revised from time to time through 

engineering studies completed to the satisfaction of the Niagara Peninsula 

Conservation Authority. 
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II. Development for institutional uses including hospitals, schools, group homes, 

nurseries, nursing homes and day care facilities, essential emergency services 

and uses associated with the disposal, manufacture, treatment or storage of 

hazardous substances will not be permitted. 

 

III. Additions or renovations to existing buildings shall comply with the Conservation 

Authority Regulations. 

4.14.9. WASTE DISPOSAL SITES (Site Specific Policy Area 9) 

Site Specific Policy Area 9 refers to two landfill sites identified on Schedule ñAò and 

owned and / or operated by the Regional Municipality of Niagara. The Bridge Street 

landfill is currently active whereas the Winger Road landfill site is closed. The 

designations identified on Schedule ñAò within the Site Specific Policy Area, reflects the 

ultimate intended land use of the site after closure of the landfill operation. 

Notwithstanding the policies of this Section, the existing Bridge Street landfill operation 

will be permitted to continue to operate in accordance with applicable Certificate of 

Approvals, regulations and/or guidelines of the Ministry of the Environment. Any 

development or redevelopment of a waste disposal site should also be in accordance 

with Section 10.2 of this Plan.   

4.14.10. FLINTLOCK: HAZARD POLICY EXCEPTION (Site Specific  

  Policy Area 10) 

I. The Flintlock: Hazard Policy Exception (Site Specific Policy Area 10) applies to 

those lands identified on Schedule ñAò. 

 

II. Notwithstanding Section 8.2.4 of this Plan, the subject property identified may be 

used for boat docks or a marina, without buildings, provided applicable 

regulations of the Niagara Peninsula Conservation Authority and other policies of 

this Plan are complied with. 

4.14.11. FRENCHMANôS CREEK (Site Specific Policy Area 11) 

*(Note: Section 4.14.11 relates to lands subject to Regional Policy Plan Amendment #4- 

2006 and the Bridgeburg Secondary Plan Amendment, reflected as Section 4.15 of this 

Plan all of which are under appeal) Appealed under Section 17(36) of the Planning Act.* 

I. The Frenchmanôs Creek Site Specific Policy Area 11 applies to those lands 

identified as such on Schedule ñAò. These lands north of Arcadia Street Road 
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Allowance are designated in part as Urban Residential, Open Space, 

Commercial, Institutional Environmental Conservation overlay and Environmental 

Protection. Development shall be in accordance with the policies associated with 

these designations. Development may proceed upon a future decision to include 

these lands in the Urban Area Boundary of the Regional Niagara Policy Plan. 

 

II. Given the significant natural heritage features on site, an Environmental Planning 

Study (EPS), completed by a qualified consultant on behalf of the developer(s) or 

property owner(s), will be required in accordance with the Natural Heritage 

Section of this Plan. The EPS should be completed in association with a 

Neighbourhood Plan outlining how the lands will be developed and serviced in 

accordance with the policies of this Plan. A Comprehensive Servicing Study and 

overall Storm Water Management Plan will form important components of the 

Neighbourhood Plan. 

4.14.12. CANADIAN MOTOR SPEEDWAY (Site Specific Policy Area 12) 

(Note: Under appeal in accordance with Section 17(36) of the Planning Act)  

[Note: Fort Erie requested Modification October 5, 2009, Post-Adoption. Previously 

deferred on Schedule A] 

Site Specific Policy Area 12 applies to lands delineated on Schedule ñAò. The lands 

shall be used in accordance with the land use designations on Schedule ñAò and 

corresponding policies in this Plan, unless the Ontario Municipal Board (OMB) approves 

Regional Policy Plan Amendment # 3- 2009, and Official Plan Amendments # 4 and 63 

to the Town of Fort Erie Official Plans. Should local Amendment #4 be approved by the 

OMB, the policies and designations in Amendment #4 which reflect Councilôs most 

recent policy intent, shall be included in the text and Schedules of this Plan for 

interpretation and implementation. 

4.14.13. 209 JARVIS STREET (Site Specific Policy Area 13) 

Notwithstanding the Commercial designation, accessory apartment dwellings may be 

located on the ground storey of commercial buildings located on the property, provided 

they remain ancillary to the commercial uses on the property and do not occupy in 

excess of 50% of the ground floor area. 

(Amended by By-law 2013-030, OPA #12) 
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4.14.14. 209-215 RIDGE ROAD NORTH (Site Specific Policy Area 14) 

Notwithstanding the General Commercial designation, these lands may also be used for 

commercial brewing facility producing a maximum of 3,000 hectolitres per year and 

occupying a maximum floor area of 409 square metres. Notwithstanding the General 

Commercial designation, a maximum of one accessory apartment dwelling may be 

located on the ground storey of the commercial building. 

(Amended by By-law 2013-032, OPA#14) 

4.14.15. 3295 NIGH ROAD (Site Specific Policy Area 15) 

Section 4.6.3 CONSENTS TO SEVER, subsection 11(a) (b) shall not apply to the lands 

designated Site Specific Policy Area 15, and development shall be limited to three 

dwelling units or lots having a minimum lot area of 1 hectare. No further development 

shall be permitted without an amendment to this Plan. 

(Amended by By-law 2014-018, OPA #19) 

4.14.16. 300 CENTRAL AVENUE (Site Specific Policy Area 16) 

Notwithstanding the Urban Residential designation, these lands may also be 
used for Institutional purposes. 

(Amended by By-law 2014-020, OPA #20) 
 

4.14.17. 255 EMERICK AVENUE (Site Specific Policy Area 17) 

Notwithstanding the Urban Residential designation, the existing building located on 

these lands and additions thereto may also be used for Institutional purposes. 

(Amended by By-law 2014-027, OPA #21) 

4.14.18. 5179 ABINO HILLS ROAD (Site Specific Policy Area 18) 

Notwithstanding the Environmental designation, the development of an accessory 

structure with a 71.31square metre (768 +/- square foot) footprint and 33.63 (362 +/- 

square foot) square metres of living space on the second floor shall also be permitted. 

(Amended by By-law 2015-050, OPA #25) 
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4.14.19. 1640 GARRISON ROAD (Site Specific Policy Area 19) 

Notwithstanding the ñOpen Spaceò designation, a public school use along with ancillary 

uses are permitted on existing municipal services outside the urban area boundary. 

(Amended by By-law 2015-075, OPA #27) 

4.14.20. HELENA STREET INDUSTRIAL LANDS (Site Specific Policy  

  Area 30) 

The lands designated Site Specific Policy Area 30 shall be used in accordance with the 

Industrial-Business Park designation on Schedule ñAò and is intended to allow a low 

intensive industrial area on private sanitary services. The low intensive industrial uses 

are identified in the Zoning Bylaw, other uses may be permitted without an amendment 

to this plan provided they can adhere to the Ministryôs D6 separation distances. 

(Amended by By-law 2016-020, OPA #30) 

4.14.21. ROYAL RIDGE SUBDIVISION (Site Specific Policy Area 20) 

These lands may only be used for townhouse or semi-detached dwellings at a minimum 

density of 16 units per net hectare and a stormwater management pond. 

(Amended by By-law 2016-124, OPA #31) 

4.14.22. BOWEN ROAD INDUSTRIAL AREA (Site Specific Policy Area  

  31) 

The lands designated Site Specific Policy Area 31 shall be used in accordance with the 

Industrial-Business Park designation on Schedule ñAò and is intended to allow a low 

intensive industrial area on private sanitary services. The low intensive industrial uses 

are identified in the Zoning Bylaw, other uses may be permitted without an amendment 

to this plan provided they can adhere to the Ministryôs D6 separation distances. 

(Amended by By-law 2017-035, OPA #34) 

4.14.23. FORT ERIE HILLS (Policy Area 35) 

CORE MIXED ïUSE POLICIES 

a) The lands designated as ñCore Mixed-Useò in Policy Area 35 shall be reserved 

for a variety of local neighbourhood commercial uses, as well as residential uses. 
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b) Commercial uses shall be limited to 50% of the ground floor area. 

 

c) Residential uses will be permitted on the ground floor up to 50% and residential 

uses will only be permitted on all floors above the ground floor in order to provide 

additional housing opportunities in the Bridgeburg neighbourhood. 

 

d) Building height will be detailed in the Townôs Zoning By-law 129-90. 

ENVIRONMENTAL PROTECTION POLICIES 

a) All of the policies of Section 8 shall apply to natural heritage resources within the 

Policy Area Fort Erie Hills. 

 

b) Notwithstanding the policies in Section 8 these lands may also be used for 

pedestrian paths. 

URBAN RESIDENTIAL POLICIES 

a) The lands designated in Policy Area 35 as ñUrban Residentialò shall be reserved 

for single-detached, semi-detached, duplexes, townhouses and apartment 

dwellings, and their accessory uses, and shall generally be governed by the 

Residential policies of Section 4.7. 4.1. 

 

b) A minimum density of 50 units per hectare and a maximum density of 85 units 

per hectare shall be expected in Fort Erie Hills. 

 

c) This designation shall also permit stormwater management facilities and any 

necessary pumping stations. 

OPEN SPACE POLICIES 

a) The lands designated as ñOpen Spaceò in Policy Area 35 shall be reserved for a 

variety of active and passive recreational and open space uses. 

(Amended by By-law 2017-052, OPA #35) 

4.14.24. MILLER LANDS (Policy Area 38) 

URBAN RESIDENTIAL POLICIES 
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a) The lands designated on Schedule ñAò as ñUrban Residentialò shall be reserved 

for single detached, semi-detached, duplexes, townhouses and apartment 

dwellings, and their accessory uses, and shall generally be governed by the 

Residential policies of Section 4.7. Notwithstanding the policies of Section 4.7 the 

site shall: 

 

a. Have a minimum density of 50 people and jobs per hectare, subject to any 

adjustments resulting from the Municipal Comprehensive Review being 

undertaken by the Niagara Region, and a maximum density of 85 people 

and jobs per hectare. 

 

b. Permit required storm, sanitary, water and road infrastructure to allow for 

development once comprehensive servicing studies (including 

consideration of phasing) have been reviewed for the site and approved 

by all approval agencies. 

 

c. Permit municipal parkland. 

 

d. Include a Neighbourhood Plan concept to be approved by the Town of 

Fort Erie showing how the site will integrate with the entire Bridgeburg 

North Neighbourhood. 

 

e. The full extent of the developable area will be determined following the 

approval of the final Environmental Impact Assessment (EIS). 

ENVIRONMENTAL CONSERVATION POLICIES 

b) The lands designated on Schedule ñAò as ñEnvironmental Conservationò shall 

and shall generally be governed by the Environmental Conservation policies of 

Section 8.3. Notwithstanding Section 8.3 the site shall be subject to the approval 

of the final Environmental Impact Study (EIS), that will include the following: 

 

a. Terms of Reference to be developed in consultation with and approved by 

the Niagara Peninsula Conservation Authority (NPCA). 

 

b. Environmental surveys to address the Endangered Species Act, including 

but not limited to Bat Habitat surveys, etc. 
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c. Further refinement to the Environmental Conservation Areas to 

demonstrate ñNo negative impactò. 

 

d. Upon final approval of the EIS or alternatively approval of an Overall 

Benefit Permit by the required agencies, those areas identified for 

Protection will be appropriately zoned through a Zoning By-law 

Amendment to Environmental Protection and those areas for development 

will be appropriately zoned for Urban Residential use that demonstrates 

densities outlined in Section A. 

ENVIRONMENTAL PROTECTION POLICIES 

c) The lands designated on Schedule ñAò as ñEnvironmental Protectionò shall be 

governed by the Environmental Protection policies of Section 8.2. 

Notwithstanding Section 8.2 the site may also be used: 

 

a. For pedestrian paths subject to the approved Environmental Impact Study 

(EIS). 

(Amended by By-law 2017-123, OPA #38) 

4.14.25. CRYSTAL BEACH PUBLIC SCHOOL LANDS (Site Specific  

  Policy Area 21) 

MEDIUM DENSITY RESIDENTIAL POLICIES 

The lands designated in Site Specific Policy Area 21 as ñMedium Density Residentialò 

shall generally be governed by the following Medium Density Residential policies: 

 

The lands designated in Site Specific Policy Area 21  as ñMedium Density Residentialò 

shall generally be governed by the Medium Density Residential policies of Section 

4.18.7. Notwithstanding the policies of Section 4.18.7 the site shall: 

a) The lands designated in Site Specific Policy Area 21 as ñMedium Density 

Residentialò shall be reserved for single detached dwellings, semi-detached 

dwellings, multiple-unit structures (townhomes and apartment dwellings), their 

accessory uses and shall generally be governed by the Residential policies of 

Section 4.7 unless otherwise defined under this section. 
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b) A Medium Density range for the entire site of 25 to 75 units per hectare will assist 

in making efficient use of existing and proposed infrastructure and providing 

opportunities to diversify medium density housing stock and form.  

 

c) Low-rise apartment dwellings will generally be restricted to 4 storeys in height. 

Medium Density apartment building height beyond 4 storeys will only be allowed 

by Zoning By-law Amendment with required supporting studies such as a visual 

impact assessment or shadow study, where in the opinion of the Town such 

impacts may be realized, and demonstration of compatibility. 

 

d) Permit institutional uses subject to the policies contained in 4.12.1. 

 

e) Permit Storm water management (SWM) facilities subject to the policies in 

Section 12.5.  

 

f) Any removal of the existing building and the overall redevelopment of the site 

should contain at a minimum, an apartment/condominium block with a minimum 

of 32 units. 

 

(Amended by By-law 2018-030, OPA #39) 

4.14.26. BERTIE PUBLIC SCHOOL (Site Specific Policy Area 22) 

MEDIUM DENSITY RESIDENTIAL POLICIES 

The lands designated in Site Specific Policy Area 22 as ñMedium Density Residentialò 

shall generally be governed by the Medium Density Residential policies of Section 

4.18.7. Notwithstanding the policies of Section 4.18.7 the site shall: 

a) Permit single detached dwellings and semi-detached dwellings in addition to the 

permitted uses identified in 4.18.7 (a). 

 

b) Low-rise apartment dwellings will generally be restricted to 4 storeys in height. 

Medium Density apartment building height beyond 4 storeys will only be allowed 

by Zoning By-law Amendment with required supporting studies such as a visual 

impact assessment or shadow study, where in the opinion of the Town such 

impacts may be realized, and demonstration of compatibility. 

 

c) Permit institutional uses subject to the policies contained in 4.18.10. 
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d) Permit a public park subject to the policies contained in 4.18.11.1. 

 

e) Permit Storm water management (SWM) facilities subject to the policies 

contained in 4.18.11.4. 

Any removal of the existing building and the overall redevelopment of the site should 

contain at a minimum, an apartment/condominium block with a minimum of 45 units. 

(Amended by By-law 2018-032, OPA #40) 

4.14.27. 2651 NIGH ROAD 

 
Section 4.6.3 CONSENTS TO SEVER, subsection II (a) (b) shall not apply to the lands 
on 2651 Nigh Road attached hereto and development shall be limited to three dwelling 
units or lots having a minimum lot area of 1 hectare. No further development shall be 
permitted without an amendment to this Plan 

(Amended by By-law 2019-041, OPA #42) 

 

4.14.28. 615 BURLEIGH ROAD NORTH 

 
Section 4.6.3 CONSENTS TO SEVER, subsection II (a) (b) shall not apply to the lands 
on 615 Burleigh Road North attached hereto and development shall be limited to four 
dwelling units or lots having a minimum lot area of 1 hectare. No further development 
shall be permitted without an amendment to this Plan  
 
(Amended by By-law 2019-043, OPA #43) 
 

4.14.29. 0-6489 NIGH ROAD 

 
Section 4.6.3 CONSENTS TO SEVER, subsection II (a) (b) shall not apply to the lands 
shown on 0-6489 Nigh Road attached hereto and development shall be limited to three 
building lots. One lot will have lot area 2.6 hectares and the remaining two will have a lot 
area 1.1 hectare and minimum lot frontage of 90 metres each. No further development 
shall be permitted without an amendment to this Plan 
 
(Amended by By-law 2021-014, OPA #48) 
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4.14.30. ROYAL RIDGE PHASE 2 SUBDIVISION (Site Specific Policy  
Area 24) 

 
The lands designated Special Policy Area 24 may only be used for an apartment 
building with a maximum density of 122 units per net hectare and semi-detached 
dwellings. 
 
(Amended by By-law 2021-032, OPA #49) 
 

4.14.31. COMPASS HEIGHTS DEVELOPMENT (Site Specific Policy  
Area 23) 

 
Notwithstanding the Core-Mixed Use designation, the subject lands can be developed 
for a maximum residential density of 349 units per hectare. 
 
(Amended by By-law 2021-034, OPA #50) 
 

4.14.32. 0 PETIT ROAD, 1011 GILMORE ROAD AND 0-13130                                                          
THOMPSON ROAD (Site Specific Policy Area 39) 

 
The lands designated Site Specific Policy Area 39 shall be required to 
undertake an Environmental Impact Assessment, Buffer and/or Edge Management 
plans, as necessary, prior to any development of the site.  
 
(Amended by By-law 2021-042, OPA #51) 
 

4.14.33. 80-84 and 94 JARVIS STREET (Site Specific Policy  
Area 25) 

 
Notwithstanding the Commercial designation, the subject lands can be developed for a 
maximum building height of 5 storeys. 
 
(Amended by By-law 2021-050, OPA #52) 
 

4.14.34. LIONS DOUGLAS HEIGHTS SENIOR RESIDENCE (Site Specific  
Policy Area 26) 

 
1. Notwithstanding the Medium Density Residential designation, the subject lands 

can be developed for a maximum residential density of 108 units per hectare. 
2. Notwithstanding the Medium Density Residential designation, the subject lands 

can be developed for an 8-storey apartment building (10-storeys at the rear). 
 
(Amended by By-law 2021-067, OPA #53) 
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4.15. BRIDGEBURG SECONDARY PLAN 

Note: The Bridgeburg Secondary Plan was approved by Regional Council but is under 

appeal to the Ontario Municipal Board (OMB). The lands shall be used in accordance 

with the land use designations on Schedule A and corresponding policies in this Plan, 

unless the Ontario Municipal Board (OMB) approves Regional Councilôs decision to 

expand the urban area boundary in Bridgeburg north as reflected in Part 1 of Regional 

Policy Plan Amendment #4-2006, and Official Plan Amendments # 5 and 65 to the 

Town of Fort Erie Official Plan. Should local Official Plan Amendment (OPA) #5 be 

approved by the OMB, all of the policy text and Schedules associated with Section 4.15 

of this Plan, which reflect OPA #5, shall be referred to for interpretation and 

implementation of this Plan. 

4.15.1. PURPOSE OF THE BRIDGEBURG SECONDARY PLAN 

The purpose of the Bridgeburg Secondary Plan is to provide a framework for renewal 

within this community. The Secondary Plan consists of a land use plan and related 

policies to guide development and redevelopment. The plan will provide a guide for 

planning this neighbourhood for the next approximately 20 years, and will be subject to 

amendments and review as may be required during this time frame. Other non-land 

matters are addressed in the Bridgeburg Neighbourhood Plan, which was approved by 

the Municipal Council on December 8, 2008 through Resolution No. 11. The Bridgeburg 

Neighbourhood Plan is a guideline for recommended actions by the Town and other 

stakeholders, on a wide range of matters including land use, housing, core area 

revitalization, adaptive reuse of historical structures, brownfield redevelopment, natural 

and cultural heritage, by-law enforcement, parking and social condition improvement. 

The Bridgeburg Neighbourhood Plan should be referred to for more detailed information 

on the goals, objectives and policies surrounding this Amendment. 

4.15.2. VISION 

The desired future state of the Bridgeburg Neighbourhood, within the approximate 20-

year time frame of this Plan, is a balanced, stable community in which the diverse 

needs of all stakeholders are met. The Plan is guided by the following vision statement, 

which was produced by the Community Focus Group and formed part of the 

Neighbourhood Plan: 

Bridgeburg is a vibrant neighbourhood with a strong sense of community and a rich 

history linked to the Canadian railroad industry. The most unique aspects of Bridgeburg 

include our beautiful riverfront location together with a defined, historic core area 
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encompassing a number of heritage buildings and places. We promote business and 

tourism related to our riverfront and our railway heritage, while we remain connected to 

and mindful of our neighbouring residential community.  

Those elements that make Bridgeburg special for us and reflect our values and 

aspirations for the future are embodied in our commitments. 

a) Well thought-out neighbourhood planning that sustains the value of our 

community 

 

b) Respectful use and care for the environment including our parks, trails and 

especially our riverfront lands 

 

c) Communication and Involvement of Citizens 

 

d) Vibrant business growth, consistent with a defined historical core 

 

e) Safety and Education in our Community 

4.15.3. GOALS 

The Bridgeburg Secondary Plan will provide for a variety of residential densities, 

commercial, mixed use, open space and other areas to meet the diverse needs of its 

many citizens that include homeowners, businesspersons, shoppers, visitors, and 

tourists. The area is intended to become the Townôs primary location for intensification 

and infilling, with higher densities directed towards appropriate locations such as the 

Central Business District, the Niagara River Waterfront, Brownfield Areas, and along 

major transportation corridors. 

4.15.4. OBJECTIVES 

The main objectives of the Bridgeburg Secondary Plan are to: 

a) Provide a diversity of suitable housing choices. 

 

b) Ensure new infill housing and renovations are compatible with existing 

development. 
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c) Encourage development forms which are compact, to help provide opportunities 

to relieve pressures for urban expansion, such as higher densities and mixed use 

along  major transportation corridors. 

 

d) Provide employment choices within the area that are compatible with residential 

uses, allowing residents the option to live and work in close proximity. 

 

e) Conserve all existing open space areas and natural areas, including significant 

features such as Frenchmanôs Creek and the Niagara River waterfront. 

 

f) Provide a strong single central business district in the Jarvis Street area. 

 

g) Eliminate industrial uses in the core area over the long term and redevelop these 

Brownfield sites for residential purposes to create urban renewal, make better 

use of existing infrastructure and create opportunities for compact walkable 

communities that are more compatible with the surrounding residential 

community. Industrial uses are better suited to areas with more direct access 

and/or visibility to major transportation corridors such as the Queen Elizabeth 

Highway. 

 

h) Conserve built heritage features, including buildings and areas of historical and 

architectural significance, especially features associated with the 

Neighbourhoods rich railway heritage. 

 

i) Enhance the design and identity of the Bridgeburg Neighbourhood by the 

addition of design features to accentuate streetscapes and gateways. 

 

j) Ensure that the transportation system provides for the needs of all citizens, 

encourages a compact urban form and enables the use of alternative travel 

modes. 

 

k) Ensure that municipal infrastructure, such as water, sewers, storm water 

management facilities and public / private utilities are provided to adequately 

service the residents, businesses and institutions of this area. 

 

l) In order to provide a catalyst for urban renewal and downtown revitalization, 

revisions to existing residential approvals together with some limited 
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opportunities for new growth and development will be provided through a minor 

rounding out of the urban boundary in the North Bridgeburg area. 

 

m) The North Bridgeburg area shall be promoted for new housing development 

catering to the needs of empty nesters and retirees in an adult lifestyle 

community living environment and resource based recreation development owing 

to the proximity of these lands to the Niagara River Parkway and related 

amenities. 

 

n) New housing development will be integrated with existing built up areas, open 

spaces and natural heritage features. Previously approved subdivision plans 

featuring large one acre lots on municipal water and private services will be 

revised to reflect urban development requirements on full municipal services. 

4.15.5. RESIDENTIAL - GENERAL POLICIES 

a) Schedule ñBridgeburg-2ò designates areas for residential redevelopment, 

intensification and infilling in the Bridgeburg Neighbourhood, in an effort to 

promote a compact urban form, reduce urban sprawl and encourage population 

growth, which in turn can assist in revitalizing the Central Business District. 

 

b) The Bridgeburg Secondary Plan provides for an additional 1000 dwelling units 

and 2400 persons in the Bridgeburg Neighbourhood over the next approximately 

20 years. 

 

c) An appropriate level of affordable housing and senior citizenôs housing shall be 

considered by the Town when reviewing development applications in the 

Bridgeburg Neighbourhood, in keeping with Provincial Policy. Such 

developments shall be integrated with other forms of housing rather than 

segregated and isolated, in order to provide a more cohesive and inclusive 

neighbourhood and environment. 

4.15.6. LOW DENSITY RESIDENTIAL POLICIES 

a) The lands designated on Schedule ñBridgeburg-2ò as ñLow Density Residentialò 

shall be reserved for single detached, semi-detached and duplex dwellings, and 

their accessory uses, and shall generally be governed by the Residential policies 

of Section 4.7. 
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b) An overall target of 70% low density residential use shall be expected in the 

Neighbourhood. 

 

c) Schedule ñBridgeburg-2ò provides for an additional approximately 560 low 

density units, bringing the total to 1750 units over the next approximately 20 

years. 

 

d) The residential density associated with lands designated as Low density 

Residential shall be 10 to 25 units per gross hectare. 

4.15.6.1. POLICY AREA 1 ï CROOKS/BOWEN DEVELOPMENT SITE 

Due to the unique natural constraints located upon and adjacent to lands shown as 

Policy Area 1, an Environmental Impact Study (EIS) shall be required prior to 

development of this site, as per the policies of Section 7.B.1.11 of the Regional Niagara 

Policy Plan as amended from time to time. 

4.15.7. MEDIUM TO HIGH DENSITY RESIDENTIAL POLICIES 

a) The lands designated on the Schedule ñBridgeburg-2ò as ñMedium to High 

Density Residentialò shall be reserved for multiple-unit structures (townhomes 

and apartment homes), and their accessory uses, and the Residential policies of 

Section 4.7 shall apply. 

 

b) An overall target of 30% Medium to High Density Residential use is expected in 

the Neighbourhood, due to the opportunities that exist for higher density 

residential development on brownfield sites and infill sites. 

 

c) Schedule ñBridgeburg-2ò provides for an additional approximately 440 Medium to 

High Density units, bringing the total to 750 units over the next approximately 20 

years. 

 

d) The residential density associated with lands designated as Medium to High 

Density Residential shall be 25 to 50 units per gross hectare. 

 

e) Lands designated Medium to High Density Residential, including site specific 

Policy Areas, shall not be downzoned for lesser density than permitted by the 

implementing zoning by-law. 
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f) Building heights shall be no greater than five (5) stories, except as otherwise 

noted through Site-Specific Policy Areas in this Plan and in the implementing 

zoning by-law. Additional building height may be considered if it is demonstrated 

through the zoning approval process that additional height is compatible. 

4.15.7.1. POLICY AREA 2 ï WEST JARVIS BROWNFIELD SITE 

a) The land designated as Policy Area 2 on Schedule ñBridgeburg-2ò shall be 

reserved for ñMedium to High Density Residentialò use in order to provide 

additional housing opportunities in the core area of Bridgeburg. 

 

b) The Town shall encourage rehabilitation and redevelopment of this site through 

policies contained in its Brownfields Community Improvement Plan, including 

possible financial assistance for an environmental assessment of the site and 

site clean-up prior to it being utilized for residential purposes. 

 

c) The maximum height of any building on this site shall be four (4) storeys. 

4.15.7.2. POLICY AREA 3 ï HORTON RESIDENTIAL REVITALIZATION 

AREA 

a) The Subject lands shall be redesignated from Industrial and Commercial to 

Residential, in accordance with the Bridgeburg Neighbourhood Plan and 

Councilôs stated intention that the subject brownfield areas be redeveloped for a 

Residential use more compatible with the surrounding neighbourhood. 

 

b) Lands designated as Policy Area 3 are intended for a mix of low, medium and 

high density residential uses as well as ancillary uses required to serve the 

residential area. Commercial uses shall be limited in light of the siteôs proximity to 

the Central Business District. With respect to built form, the subject area shall be 

developed for a mix of small-lot singles, townhomes and low-to-mid rise 

apartment houses. The maximum height of any building in this area shall be six 

(6) storeys. 

 

c) The Town may promote the subject area as the prime candidate for Brownfield 

Redevelopment, and shall liaise with other government agencies and the 

landowner to promote the site and obtain any financial assistance available for 

the remediation and redevelopment of the site for residential purposes. 
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d) The Town and the Economic Development and Tourism Commission may 

encourage existing Industrial and Commercial uses within the area to relocate to 

more suitable areas elsewhere in the municipality, including the Fort Erie 

Business and Industrial Park located along the Queen Elizabeth Way. 

 

e) Any development plan for this area shall reserve the former Erie-Niagara Railway 

lands for linear open space/trail use in accordance with Schedules ñBridgeburg-

2ò, ñBridgeburg-3ò and ñBridgeburg-4ò. 

 

f) Notwithstanding the provisions of Section 4.15 d)7 of this Plan, the permitted use 

of lands located at 40 Jennet Street, being the former Horton CBI Steel property 

described as ARN 2703-010-047-02300-0000 shall also include storage, 

warehousing, offices, accessory indoor assembly operations, forging operations 

excluding drop forges, and expansions thereof within buildings existing on the 

site as of the date of approval of the Secondary Plan by Town Council. These 

uses may be more specifically recognized in a by-law passed under Section 34 

of the Planning Act. In conjunction with the intensification and/or expansion of 

any existing industrial use, a Site Plan Agreement pursuant to Section 41 of the 

Planning Act shall be submitted and approved by Council within one year of 

adoption of the Secondary Plan by Town Council. In considering a Site Plan, 

Council shall be satisfied if matters pursuant to Section 4.2.A of the Official Plan 

relative to landscaping and stormwater management are addressed. 

 

g) Notwithstanding the provisions of Section 4.15.7 of this Plan, the permitted use of 

lands located at 465 Central Avenue, described as ARN 2703-010-047- 02805-

0000 and 469 Central Avenue, described as ARN 2703-010-047- 02800-0000 

shall also include limited commercial uses which may be more specifically 

recognized in a by-law passed under Section 34 of the Planning Act. 

4.15.8. CORE MIXEDïUSE POLICIES 

The lands designated as ñCore Mixed-Useò on Schedule ñBridgeburg-2ò shall be 

reserved for a variety of retail and office uses, as well as residential uses, and the 

policies of Section 4.8 and Section 4.15.15.1 shall apply. 

4.15.8.1. POLICY AREA 4 ï BRIDGEBURG CORE MIXED-USE AREA 

a) The lands designated as Policy Area 4 on Schedule ñBridgeburg-2ò shall be 

reserved for ñCore Mixed-Useò as per Section 4.8, including higher density 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 78 
 
 

 

residential use  and limited commercial use located on the ground floor only, in 

order to provide additional housing opportunities in the core area of Bridgeburg. 

 

b) The Town shall encourage rehabilitation and redevelopment of this area through 

policies contained in its Brownfields Community Improvement Plan, including 

possible financial assistance for an environmental assessment of specific sites 

within the area and site clean-up prior to use for residential purposes. 

 

c) The maximum height of any building in this area shall be five (5) storeys, and the 

residential density shall be 25 to 50 units per gross hectare. 

4.15.9. COMMERCIAL POLICIES 

The lands designated as ñCommercialò on Schedule ñBridgeburg-2ò shall be reserved 

for a variety of retail and office uses, and the policies of Section 4.9 shall apply. 

4.15.9.1. POLICY AREA 5 ï BRIDGEBURG CENTRAL BUSINESS 

DISTRICT 

a) The Town shall initiate an updated Community Improvement Plan and 

Streetscape Plan for Jarvis Street and those portions of Central Avenue and 

Niagara River Parkway lying between Jarvis Street and the CNR lands. 

 

b) The Community Improvement Plan and Streetscape Plan shall refine the key 

aesthetic and functional integration issues outlined in the Bridgeburg 

Neighbourhood Plan, in order to create a clean, healthy, livable environment that 

offers visual and cultural richness. 

 

c) The Town shall encourage rehabilitation and redevelopment of this area through 

policies contained in the updated Community Improvement Plan, including 

financial assistance/tax abatement programs for sites within the designated area. 

 

d) The Town shall encourage retention of the character of Jarvis Street by 

restricting the height of buildings to a maximum of three (3) storeys, except those 

lands east of Klauck Street and west of the Niagara River Parkway where the 

height of buildings shall be restricted to a maximum of ten (10) storeys. 

 

e) Financial incentive programs as approved under Section 28 of the Planning Act, 

as may be revised, will continue to be provided for the Central Business District, 
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within the Townôs financial ability to do so. The addition of any new financial 

incentive programs will be undertaken only with the proper approval of such 

programs under the Planning Act or other applicable legislation. Funding 

programs will be investigated to enhance and upgrade the appearance of the 

commercial areas and also for residential intensification projects. These may 

include programs similar to the façade restoration program, or other programs, to 

encourage property owners to upgrade and / or restore storefronts. 

 

f) Municipal investment in the infrastructure of the Central Business District, such 

as improvements to lighting and other amenities, may be proposed through 

various studies. These will be used to help promote additional private investment 

and upkeep in these areas. Such improvements and associated costs will require 

approval by Council, through the budget processes, once specific studies are 

prepared. 

4.15.10. INSTITUTIONAL GOVERNMENT POLICIES 

The lands designated as ñInstitutional/Governmentò on Schedule ñBridgeburg-2ò shall be 

reserved for a variety of public and institutional uses, and the policies of Section 4.12 

shall apply. 

4.15.10.1. POLICY AREA 6 ï MENTHOLATUM ADAPTIVE REUSE SITE 

a) The Town shall encourage the acquisition of the subject site by a non-profit or 

governmental agency, and shall liaise with community partners in order to 

identify an appropriate purchaser and/or tenant for the building. 

 

b) The Museum and Cultural Heritage Committee shall investigate this site for 

possible designation as a Heritage Property, in recognition of its historic place in 

the early development of the Bridgeburg community. 

 

c) The main use of the building shall be for a variety of community purposes and 

events, as well as operations space for community organizations. 

 

d) The use of the site for youth services shall be strongly encouraged. 

4.15.11. INDUSTRIAL/BUSINESS EMPLOYMENT 

a) Lands designated as ñIndustrial/Business Employmentò on Schedule 

ñBridgeburg-2ò shall be reserved for an integrated mix of industrial and 
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manufacturing operations as well as business activities, and the 

Industrial/Business Employment policies of Section 4.10 shall apply. 

 

b) All future industrial/manufacturing uses in the Bridgeburg Neighbourhood shall   

be located within the areas designated for such use on Schedule ñBridgeburg-2ò. 

Other lands currently designated for Industrial use in the Town of Fort Erie 

Official Plan, particularly within close proximity to residential areas and the 

Central Business District, shall be redesignated to a more appropriate and 

compatible use as described on Schedule ñBridgeburg-2ò. 

 

c) Prior to development of the Industrial/Business Employment Area, the Town shall 

initiate a Master Servicing and Development Study in accordance with Section 

4.15.16 c). 

 

d) This Plan encourages the connectivity between the Industrial/Business 

Employment Area and the Residential Areas to the north and east through the 

proposed Transportation Network as shown on Schedule ñBridgeburg-4ò, 

including pedestrian, bicycle, and transit linkages. 

4.15.11.1. POLICY AREA 7 ï SPECIAL POLICY AREA: INDUSTRIAL  

 DRIVE FLOODPLAIN AREA 

The lands designated as Policy Area 7 shall be governed by the policies contained in 

Section 4.14.3, in recognition of the unique character of the area and its location in 

proximity to the 1-in-100 year floodplain. 

4.15.12. OPEN SPACE 

a) The lands designated as ñOpen Spaceò on Schedule ñBridgeburg-2ò shall be 

reserved for a variety of active and passive recreational and open space uses, 

and the Open Space policies of Section 4.13 shall apply. 

 

b) A minimum additional 2.2 ha of land for Neighbourhood Parks shall be reserved 

in the Neighbourhood in a location as generally shown on Schedule ñBridgeburg-

2ò. 

 

c) Improvements to, and additional facilities for, parks within the Bridgeburg 

Neighbourhood shall generally be implemented as per the Parks and Open 

Space Master Plan, and any amendments thereto as approved by Council. 
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d) An aquatic facility shall continue to be a feature of Sugarbowl Park, in recognition 

of the importance of such a facility to the revitalization of the Neighbourhood, and 

its importance to the Town as a whole. Staff shall investigate any outside funding 

sources for the implementation of this project. 

 

e) Any development of these lands shall only be permitted above the 1-in- 100-year 

flood elevation pursuant to the approval of the Niagara Peninsula Conservation 

Authority. 

4.15.12.1. POLICY AREA 8 ï RIVERFRONT PUBLIC PLAZA SITE 

a) The Town recognizes the subject site as a key public focal point in the 

neighbourhood, due to its prime waterfront location, with potential to act as a 

catalyst for future residential and commercial growth in the area. 

 

b) The Town shall investigate development of the subject site as a Riverfront Public 

Plaza, in cooperation with other public bodies and agencies. 

 

c) A feasibility study and refined concept plan shall be initiated for the subject 

property, in order to identify those uses that are best suited to the site and would 

provide positive economic benefits for the Central Business District, the 

Neighbourhood, and Fort Erie as a whole. 

 

d) The Town shall liaise with community partners in order to identify funding 

sources for the development of the Riverfront Public Plaza Site. 

 

e) Any development of this site shall incorporate the Trans-Canada Trail/Greater 

Niagara Circle Route into the development, and allow for its unimpeded 

continuation through the development site. 

 

f) Any development of these lands shall only be permitted above the 1-in-100-year 

flood elevation pursuant to the approval of the Niagara Peninsula Conservation 

Authority. 

4.15.13. NATURAL HERITAGE POLICIES 

All of the policies of Section 8 shall apply to natural heritage resources within the 

Bridgeburg Secondary Plan Area. The following additional policies also apply: 
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4.15.13.1. GENERAL 

An Environmental Planning Study shall be undertaken in conjunction with the Master 

Servicing and Development Study described in Section 4.15.12c, for any development 

within and/or adjacent to Environmental Conservation Areas and Environmental 

Protection Areas. Such study shall also consider recommendations stemming from the 

Fort Erie Creeks Watershed Plan. 

4.15.13.2. ENVIRONMENTAL PROTECTION AREA 

a) Lands designated as ñEnvironmental Protectionò on Schedule ñBridgeburg-2ò and 

Schedule ñBridgeburg-3ò shall be protected from incompatible development in 

accordance with the policies of Section 8. No development or site alteration shall 

occur within an Environmental Protection Area. 

 

b) The Town shall adopt a zoning by-law amendment to reflect the Environmental 

Protection Area. 

 

c) No development will be considered on lands adjacent to an Environmental 

Protection Area without benefit of an Environmental Impact Study (EIS) as may 

be required by the policies of Section 7.B.1.11 of the Regional Niagara Policy 

Plan, as amended from time to time. 

 

d) The Niagara Peninsula Conservation Authority and the Regional Municipality of 

Niagara shall be consulted with respect to any development proposals adjacent 

to or within 120m of an Environmental Protection Area. 

4.15.13.3. ENVIRONMENTAL CONSERVATION AREA 

a) The policies of Section 8, and the regulations of the Niagara Peninsula 

Conservation Authority shall apply to lands identified on Schedule ñBridgeburg-2ò 

and ñBridgeburg- 3ò as ñEnvironmental Conservation (Overlay)ò. 

 

b) The Niagara Peninsula Conservation Authority shall be consulted with respect to 

any development proposals located within, adjacent to or within 50m of an 

Environmental Conservation Area. 

 

c) No development will be considered without benefit of an Environmental Impact 

Study (EIS) as per the policies of Section 7.B.1.11 of the Regional Niagara Policy 

Plan, as amended from time to time. 
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4.15.13.4. NATURAL HERITAGE CORRIDORS (REGIONAL) 

The policies of Section 7B of the Regional Niagara Policy Plan (Core Natural Areas 

including Potential Natural Heritage Corridors) shall apply to those areas identified on 

Schedule ñBridgeburg-3ò as ñNatural Heritage Corridors (Regional)ò. 

4.15.14. SENSITIVE USES IN PROXMITY TO RAILWAYS AND   

  RAILYARDS POLICIES 

Any proposed residential or other sensitive use development shall be in conformity with 

Section 10.6. 

4.15.15. TRANSPORTATION POLICIES 

a) Improvements to the road system and road reconstruction shall be carried out in 

accordance with the standards adopted by Council pertaining to municipal roads, 

and Council will strongly consider the existing character of the neighbourhood 

when making road improvement decisions. 

 

b) It is not intended that all road improvement proposals will be undertaken in the 

immediate future, but the Town shall, in conjunction with the Region, prepare a 

detailed staging plan for road improvements and establish an order of priorities 

for such improvements. 

 

c) The Town shall initiate a Master Servicing and Development Study which 

includes an Environmental Planning Study for the Bridgeburg Neighbourhood, in 

order to determine the parameters, costs, impacts and alternatives associated 

with development of transportation improvements. New roads shown within or 

adjacent to Environmental Conservation areas are conceptual and their final 

location shall be determined through the above-noted studies. 

 

d) Niagara River Parkway - Residential development outside the Urban Area is 

generally not permitted direct access to the Niagara River Parkway, but rather 

obtains access through a service road system which is also controlled by the 

Niagara Parks Commission. Approval of the Niagara Parks Commission shall be 

required for any Commercial developments fronting along the Parkway. The 

comments of the Niagara Parks Commission relating to traffic concerns and/or 

requirements shall be obtained pertaining to large-scale development 

applications up to 800 metres from Niagara Parks Commission lands. 
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e) The development of the road network in Bridgeburg shall be in accordance with  

Section 12.7 of the Town Official Plan. 

 

f) The Bridgeburg Neighbourhood Plan identifies several important transportation 

initiatives essential to the successful comprehensive redevelopment of the 

Neighbourhood. These initiatives are subject to financing and budgeting 

considerations of the Town and the Region and may require additional financial 

assistance from other levels of government and other agencies/partners. In 

certain cases, the private sector may be required to contribute towards 

transportation improvements in order to facilitate redevelopment. 

4.15.16. PUBLIC TRANSIT POLICIES 

a) The Town shall continue to provide convenient, local transit service to the 

Bridgeburg Neighbourhood within its financial capability to do so. 

 

b) Any study undertaken by the Town respecting the provision of municipal transit 

services shall examine the Bridgeburg Neighbourhood, in order to determine 

possible system improvements to increase convenience to riders, increase 

access to key neighbourhood focal points, and to ensure that transit vehicles can 

accommodate the physically challenged. 

 

c) The Town shall explore the feasibility of establishing a multi-modal transit 

terminal, and shall consider Bridgeburg as a possible location for such a terminal 

in light of the opportunity for future passenger rail service being established along 

the CNR/CPR lines into Fort Erie and Buffalo. 

 

d) The Town shall encourage the provision of expanded Niagara Falls People 

Mover service to the Old Fort Erie Historic Site and the Central Business District, 

in order to provide opportunities for visitors to transfer to Regional and Inter-

Regional transit systems, and to promote Jarvis Street as a shopping and dining 

area. 

4.15.17. BRIDGEBURG GREENWAYS ï OPEN SPACE NETWORK  

  POLICIES 

a) The Town shall promote the Bridgeburg Greenways, a trailway system 

throughout the Bridgeburg Neighbourhood as shown on Schedule ñBridgeburg-

3ò, in order to link key focal points of the neighbourhood including the Central 
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Business District, Sugarbowl Park, Library, Rail Heritage Interpretive Area, 

Frenchmanôs Creek Natural Area, and also to link the Neighbourhood with the 

Niagara River Recreational Trail and the Friendship Trail and thereby the Greater 

Niagara Circle Route and the Trans-Canada Trail System. 

 

b) Any future transportation and/or leisure studies and ensuing public works in 

Bridgeburg shall incorporate the Bridgeburg Greenways into its design where 

appropriate. 

 

c) The Bridgeburg Greenways shall generally follow the route outlined on Schedule 

ñBridgeburg-3ò, including the routes previously identified by the Regional Niagara 

Bikeways Master Plan. 

 

d) The portion of the Bridgeburg Greenways abutting the former CN Rail Yard and 

remaining buildings, lying west of Lewis Street and north of Warren Street, shall 

be designated as a ñRail Heritage Interpretive Areaò, incorporating historical 

items and themes showcasing the history of Bridgeburg and its historic 

importance as a major rail centre in Canada. 

 

e) The various components of the Greenways system will be prioritized and 

developed in phases, based on the financial ability of the Town to fund such 

development, and the involvement of funding partners such as the Region, the 

Province and the Niagara Parks Commission. 

 

f) The Town shall strongly encourage the Niagara Parks Commission to complete 

its Niagara River Recreational Trail through Bridgeburg, from its current terminus 

in North Bridgeburg southerly to Riverwalk, to provide a complete connection 

through the Town of Fort Erie and an offroad component of the Greater Niagara 

Circle Route. 

 

g) An Environmental Impact Study may be required to address the specific location 

of trails such that the natural environment is not negatively impacted. 

4.15.18. PARKING POLICIES 

a) The Town shall undertake a parking study in order to arrive at long term solutions 

for the provision of municipal parking facilities in the Bridgeburg Neighbourhood, 

paying particular attention to the Central Business District. 
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b) The existing municipal parking lots in the Central Business District shall be 

retained in the interim, and their ultimate disposition shall be determined based 

upon the results of the parking study referred to above. 

 

c) All new municipal or private parking areas shall be designed and constructed in a 

way that provides adequate screening and landscape buffering where abutting 

residential properties. 

 

d) When roads of sufficient allowance width are slated for reconstruction, 

consideration will be given to the provision of a parking lane on at least one side 

of the street. 

 

e) The existing ñangleò parking on the north side of Jarvis Street may be 

reconfigured to ñparallelò parking if required to accommodate a new streetscape 

plan developed for the Central Business District. 

 

f) The Bridgeburg Station Downtown Business Improvement Area shall be 

consulted regarding any changes to the provision of parking within the Central 

Business District. 

4.15.19. CULTURAL HERITAGE POLICIES 

a) The Policies of Section 2.3.10 shall apply to Cultural Heritage matters within the 

Bridgeburg Secondary Plan Area. 

 

b) The Town will seek to protect and conserve the character of Bridgeburg, 

particularly with respect to those buildings and areas representative of formative 

settlement from the late-eighteenth, nineteenth and twentieth centuries. 

Buildings, structures, open spaces and streetscapes from this period contribute 

to the special historical character of the Town and Council may designate 

properties either individually or collectively as heritage conservation districts 

under the Ontario Heritage Act. 

4.15.20. MUNICIPAL SERVICE POLICIES 

a) Municipal services such as sewers, water stormwater and public/private utilities 

will be provided, maintained and upgraded as necessary to accommodate the 

needs of existing and future development in the Bridgeburg Neighbourhood. 
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b) Stormwater management approaches will be utilized in the Bridgeburg 

Neighbourhood to address existing problems, future land use changes and road 

reconstruction works and opportunities for major storm sewer / storm water 

management facility works. These will include a combination of methods suitable 

for each type of situation. Examples of such approaches may include new storm 

water management facilities and the diversion of existing flows to improve the 

system, on-site controls for new development,  enhancement of storm sewer 

outfalls, review of current policies (e.g. roof-leader disconnection), and / or 

collection of cash-in-lieu funds. 

 

c) The Town shall initiate a Master Development and Servicing Study for the 

Bridgeburg Neighbourhood, in order to determine the parameters, costs, impacts 

and alternatives associated with development of servicing improvements. Such a 

strategy shall also include an Environmental Planning Study for any development 

within and/or adjacent to Environmental Conservation and Environmental 

Protection Areas. Such Strategy shall also consider recommendations stemming 

from the Fort Erie Creeks Watershed Plan. 

 

d) Lands abutting and in proximity to the Anger Avenue sewage treatment facility 

may only be developed in accordance with Policy 8.A.7 of the Regional Niagara 

Policy Plan, in order to minimize the impact of odour problems that may be 

generated at said facility. 

4.15.21. GATEWAY AREAS 

a) Bridgeburg Neighbourhood takes its name from the historic settlement name for 

this area of Fort Erie, which was a separate, incorporated municipality until 

amalgamation with the Town of Fort Erie in 1931. The name of this 

neighbourhood reflects its location and importance as the international railway 

gateway to not only the Town but also the country. As well, travelers along the 

Niagara River Parkway tourist route from Niagara Falls encounter the Bridgeburg 

Neighbourhood as the first urban area of Fort Erie. It is therefore of utmost 

importance that travelers and visitors gain a positive ñfirst impressionò when 

entering the neighbourhood from the Parkway and from other parts of the 

municipality. In this regard, the Bridgeburg Secondary Plan identifies 

neighbourhood gateway feature areas, intended to enhance the visual quality of 

the neighbourhood at key entry points into the area. 
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b) Lands designated on Schedule ñBridgeburg-2ò as ñNeighbourhood Gateway 

Featureò areas shall be developed for unique gateway features welcoming 

visitors to the neighbourhood. An opportunity exists to provide distinctive signage 

for these gateway areas. Landscaping would be enhanced providing hedges with 

year-round foliage and colour, strategically located to define edges and provide 

focus, as well as planting beds on the existing grade. 

 

c) The Town shall promote the development of gateway feature areas in 

conjunction with implementation of the Wayfinding Signage Program. 

4.15.22. POLICY AREA 9 ï NORTH BRIDGEBURG/FRENCHMANôS  

  CREEK AREA 

a) The North Bridgeburg/Frenchmanôs Creek Site Specific Policy Area 9 applies to 

those lands identified as such on Schedule ñBridgeburg-2ò. These lands north of 

Arcadia Street Road Allowance are designated in part as Urban Residential, 

Open Space, Commercial, Institutional, Environmental Conservation overlay and 

Environmental Protection. Development shall be in accordance with the policies 

associated with these designations. Development may proceed upon inclusion of 

these lands in the Urban Area Boundary of the Regional Niagara Policy Plan. 

 

b) Given the significant natural heritage features on site, an Environmental Planning 

Study (EPS), completed by a qualified consultant on behalf of the developer(s) or 

property owner(s), will be required in accordance with the Natural Heritage 

Section of the Official Plan. The EPS should be completed in association with a 

Neighbourhood Plan outlining how the lands will be developed and serviced in 

accordance with the policies of this plan. A Comprehensive Servicing Study and 

overall Storm Water Management Plan will form important components of the 

Neighbourhood Plan. 

 

c) The North Bridgeburg area offers outstanding opportunities for recreation and 

green space activity, stunning views of the Niagara River, close proximity to 

downtown Fort Erie and access to amenities including the Niagara Parkway, 

Frenchmanôs Creek, golf courses, parks and a host of other local and regional 

attractions. These features and locational attributes provide an ideal setting for 

the development of an active, adult lifestyle community, to attract new residents 

to the Bridgeburg area. The creation of an attractive, healthy, compact and 

environmentally progressive community, designed for active adults, will be 

guided by the following policies: 
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i. All new development will be sensitive to surrounding land uses. 

 

ii. The design of new subdivisions will be integrated with existing built up 

areas with appropriate linkages to the Niagara River Parkway, natural 

heritage areas, golf courses, parks and other local amenities. 

 

iii. New subdivision development will provide a wide variety of housing 

choices for incoming residents. A mix of single detached, semi-detached, 

town homes and condominium apartments will be provided in a compact 

urban form. 

 

iv. New housing construction will cater to the needs of the 55 + age group. A 

variety of housing styles and designs will be provided which are energy 

efficient, easy to maintain, secure and grade level accessible. 

 

v. All development in the North Bridgeburg area will contribute to a healthy 

community living environment with compact and integrated built forms and 

access to public open spaces, recreation and outdoor activities to 

encourage walking and bicycling. 

 

vi. Existing servicing infrastructure including sewage treatment facilities at the 

Anger Avenue plant, storm water outlets and municipal water supply are 

readily available to accommodate development in the North Bridgeburg 

area and should be so utilized. 

 

vii. Land use intensification and increased densities will be promoted to 

maximize the use of existing infrastructure and provide cost efficient 

development. 

4.15.23. INTERPRETATION OF THE PLAN 

a) The Bridgeburg Secondary Plan consists of Sections 4.15.1 through 4.15.23, and 

Schedules ñBridgeburg- 1ò, ñBridgeburg-2ò, ñBridgeburg-3ò and ñBridgeburg- 4ò. 

The text and Schedules of the Official Plan for the Town of Fort Erie continue to 

apply except where they are in conflict with, or are less restrictive than this 

Secondary Plan, in which case the text and maps of this Secondary Plan shall 

prevail. 
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4.15.24. FORT ERIE HILLS (Policy Area 35) 

CORE MIXED ïUSE POLICIES 

a) The lands designated as ñCore Mixed-Useò on Schedule ñAò shall be reserved for 

a variety of local neighbourhood commercial uses, as well as residential uses. 

 

b) Commercial uses shall be limited to 50% of the ground floor area. 

 

c) Residential uses will be permitted on the ground floor up to 50% and residential 

uses will only be permitted on all floors above the ground floor in order to provide 

additional housing opportunities in the Bridgeburg neighbourhood. 

 

d) Building height will be detailed in the Townôs Zoning By-law 129-90. 

ENVIRONMENTAL PROTECTION POLICIES 

a) All of the policies of Section 8 shall apply to natural heritage resources within the 

Policy Area Fort Erie Hills. 

 

b) Notwithstanding the policies in Section 8 these lands may also be used for 

pedestrian paths. 

URBAN RESIDENTIAL POLICIES 

a) The lands designated on Schedule ñAò as ñUrban Residentialò shall be reserved 

for single-detached, semi-detached, duplexes, townhouses and apartment 

dwellings, and their accessory uses, and shall generally be governed by the 

Residential policies of Section 4.7. 4.1. 

 

b) A minimum density of 50 units per hectare and a maximum density of 85 units 

per hectare shall be expected in Fort Erie Hills. 

 

c) This designation shall also permit stormwater management facilities and any 

necessary pumping stations. 

OPEN SPACE POLICIES 

a) The lands designated as ñOpen Spaceò on Schedule ñA shall be reserved for a 

variety of active and passive recreational and open space uses. 
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(Amended by By-law 2017-123, OPA #38) 

4.15.25. MILLER LANDS (Policy Area 38) 

URBAN RESIDENTIAL POLICIES 

a) The lands designated on Schedule ñAò as ñUrban Residentialò shall be reserved 

for single detached, semi-detached, duplexes, townhouses and apartment 

dwellings, and their accessory uses, and shall generally be governed by the 

Residential policies of Section 4.7. Notwithstanding the policies of Section 4.7 the 

site shall: 

 

a. Have a minimum density of 50 people and jobs per hectare, subject to any 

adjustments resulting from the Municipal Comprehensive Review being 

undertaken by the Niagara Region, and a maximum density of 85 people 

and jobs per hectare. 

 

b. Permit required storm, sanitary, water and road infrastructure to allow for 

development once comprehensive servicing studies (including 

consideration of phasing) have been reviewed for the site and approved 

by all approval agencies. 

 

c. Permit municipal parkland. 

 

d. Include a Neighbourhood Plan concept to be approved by the Town of 

Fort Erie showing how the site will integrate with the entire Bridgeburg 

North Neighbourhood. 

 

e. The full extent of the developable area will be determined following the 

approval of the final Environmental Impact Assessment (EIS). 

ENVIRONMENTAL CONSERVATION POLICIES 

b) The lands designated on Schedule ñAò as ñEnvironmental Conservationò shall 

and shall generally be governed by the Environmental Conservation policies of 

Section 8.3. Notwithstanding Section 8.3 the site shall be subject to the approval 

of the final Environmental Impact Study (EIS), that will include the following: 

 

a. Terms of Reference to be developed in consultation with and approved by 

the Niagara Peninsula Conservation Authority (NPCA). 
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b. Environmental surveys to address the Endangered Species Act, including 

but not limited to Bat Habitat surveys, etc. 

 

c. Further refinement to the Environmental Conservation Areas to 

demonstrate ñNo negative impactò. 

 

d. Upon final approval of the EIS or alternatively approval of an Overall 

Benefit Permit by the required agencies, those areas identified for 

Protection will be appropriately zoned through a Zoning By-law 

Amendment to Environmental Protection and those areas for development 

will be appropriately zoned for Urban Residential use that demonstrates 

densities outlined in Section A. 

ENVIRONMENTAL PROTECTION POLICIES 

c) The lands designated on Schedule ñAò as ñEnvironmental Protectionò shall be 

governed by the Environmental Protection policies of Section 8.2. 

Notwithstanding Section 8.2 the site may also be used: 

 

a. For pedestrian paths subject to the approved Environmental Impact Study 

(EIS). 

(Amended by By-law 2017-123, OPA #38) 
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SCHEDULE ñBRIDGEBURG-1ò 
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SCHEDULE ñBRIDGEBURG-2òðLAND USE PLAN 
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SCHEDULE ñBRIDGEBURG-3òðOPEN SPACE / NATURAL HERITAGE PLAN 
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SCHEDULE ñBRIDGEBURG-4òðTRANSPORTATION PLAN 
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4.16. GATEWAY SECONDARY PLAN 

4.16.1. PURPOSE 

The purpose of the Gateway Secondary Plan is to provide a framework for revitalization 

and renewal within the community. The Secondary Plan consists of a land use plan and 

related policies to guide development and redevelopment.  The plan will provide a guide 

for planning this neighbourhood for the next approximately 20 years, and will be subject 

to amendments and review as may be required during this time frame. 

Other matters are addressed in the Fort Erie International Gateway Urban Design 

Strategy, which was approved by the Municipal Council in principle on June 14, 2004 

through Recommendation No. 22. The Fort Erie International Gateway Urban Design 

Strategy is a guideline for recommended actions by the Town and other stakeholders, 

on a wide range of matters including land use, housing, Garrison Road corridor 

revitalization, natural and cultural heritage, by-law enforcement, parking and social 

condition improvement. The Fort Erie International Gateway Urban Design Strategy 

should be referenced for more detailed information on the goals,  objectives and policies 

surrounding this Amendment. 

i. Land designated for Open Space on the property municipally known as 240 

Garrison Road is under private ownership. It is not the intention of this Plan that 

this land will necessarily remain as Open Space indefinitely, nor is it the intention 

that this Open Space area is free and open to the general public or that it will be 

purchased by the  Municipality. If a proposal is made to develop this land and the 

Municipality declines to purchase this land in order to maintain it as Open Space 

area, then an application for the redesignation of this land for other purposes will 

be given due consideration by the Council. 

4.16.2. VISION 

The desired future state of the Gateway Secondary Plan Area, within the approximate 

20-year time frame of this Plan, is a balanced, stable community in which the diverse 

needs of all stakeholders are met. The Plan is guided by the following vision statement, 

which formed part of the Fort Erie International Gateway Urban Design Strategy: 

The Vision for the International Gateway Area is primarily built upon the five key 

objectives outlined in the Community Improvement Plan, which are seen as 

fundamental components of the planning and design approach. Three of these 

objectives in particular provide a context from which to rationalize decisions relating to 
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an urban design strategy and policy framework for implementation of this Urban Design 

Strategy. The designs, guidelines and policies will support and reinforce these three 

fundamental objectives: 

¶ Creating a Destination Community 

¶ Supporting a Strategy for Connectivity 

¶ Creating A Spectacular International Gateway and World Heritage Site 

4.16.3. GOALS 

The Gateway Secondary Plan will provide for a variety of residential densities, 

commercial, mixed use, open space and other areas to meet the diverse needs of its 

many citizens that include homeowners, businesspersons, shoppers, visitors, and 

tourists. The area is intended to become the Townôs primary gateway from the USA, a 

prime location for intensification and infilling, with higher densities directed towards 

appropriate locations. 

4.16.4. OBJECTIVES 

The main objectives of the Gateway Secondary Plan are to: 

a) Provide a unique, spectacular gateway from the USA for the Town of Fort Erie, 

the Region of Niagara, the Province of Ontario and Canada. 

 

b) Diversity of suitable housing choices. 

 

c) Ensure new infill housing and renovations are compatible with existing 

development. 

 

d) Encourage development forms which are compact, to help provide opportunities 

to relieve pressures for urban expansion, such as higher densities and mixed use 

along major transportation corridors. 

 

e) Provide employment choices within the area that are compatible with residential 

uses, allowing residents the option to live and work in close proximity. 

 

f) Conserve existing open space areas and natural areas, including significant 

features such as Niagara River and Lake Erie waterfront. 

 

g) Provide a strong single mixed-use district in the Garrison Road Corridor. 
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h) Eliminate larger scale commercial uses outside of the Core Mixed-Use Area over 

the long term and redevelop these lands for residential purposes to create urban 

renewal, make better use of existing infrastructure and create opportunities for 

compact walkable communities that are more compatible with the surrounding 

residential community. 

 

i) Conserve built heritage features, including buildings and areas of historical and 

architectural significance. 

 

j) Enhance the design and identity of the Gateway Neighbourhood by the addition 

of design features to accentuate streetscapes and gateways. 

 

k) Ensure that the transportation system provides for the needs of all citizens, 

encourages a compact urban form and enables the use of alternative travel 

modes. 

 

l) Ensure that municipal infrastructure, such as water, sewers, storm water 

management facilities and public / private utilities are provided to adequately 

service the residents, businesses and institutions of this area. 

4.16.5. COMMUNITY IMPROVEMENT PLAN 

The Town shall initiate a Gateway Community Improvement Plan for the Gateway 

Secondary Plan Area or a portion thereof, which shall support the recommendations of 

the Urban Design Strategy. This support may include financial incentives and other 

redevelopment assistance tools. The objective is to create a clean, healthy, livable and 

sustainable environment that offers visual and cultural richness. 

4.16.6. RESIDENTIAL AREASðGENERAL POLICIES 

a) Schedule ñGateway-2ò designates areas for residential redevelopment, 

intensification and infilling in the Gateway Secondary Plan Area, in an effort to 

promote a compact urban form, reduce urban sprawl and encourage population 

growth, which in turn can assist in revitalizing the Garrison Road Corridor. 

 

b) The Gateway Secondary Plan provide for an additional approximately 765 

dwelling units and 1650 persons in the Gateway Neighbourhood over the next 

approximately 20 years. 
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c) The ultimate approximate residential density mix provided by this Plan, expected 

to be achieved by 2031, is as follows: 

 

¶ 26% Low Density (up to 25 units/gross hectare) 

¶ 48% Medium Density (25-50 units/gross hectare) 

¶ 26% High Density (over 50 units/gross hectare) 

 

d) An appropriate level of affordable housing and senior citizenôs housing shall be 

considered by the Town when reviewing development applications in the 

Gateway Neighbourhood, in keeping with Provincial Policy. Such developments 

shall be integrated with other forms of housing rather than segregated and 

isolated, in order to provide a more cohesive and inclusive neighbourhood and 

environment. 

4.16.7. LOW DENSITY RESIDENTIAL AREA POLICIES 

a) The lands designated on Schedule ñGateway-2ò as ñLow Density Residentialò 

shall be reserved for single detached, semi-detached and duplex dwellings, and 

their accessory uses, and shall generally be governed by the Residential policies 

of Section 4.7 of this Plan. 

 

b) Schedule ñGateway-2ò provides for an additional approximately 50 Low Density 

units, provided mainly through infilling of existing low-density residential areas, 

bringing the total to 340 units by 2031. 

 

c) The residential density associated with lands designated as ñLow Density 

Residentialò shall be up to 25 units per gross hectare. 

4.16.8. MEDIUM DENSITY RESIDENTIAL AREA POLICIES 

a) The lands designated on the Schedule ñGateway-2ò as ñMedium Density 

Residentialò shall be reserved for multiple-unit structures (triplexes, fourplexes, 

townhomes and small apartment buildings), and their accessory uses, and the 

Residential policies of Section 4.7 of this Plan shall apply. 

 

b) Schedule ñGateway-2ò provides for an additional approximately 620 Medium 

Density units by 2031. 
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c) The residential density associated with lands designated as ñMedium Density 

Residentialò shall be 25 to 50 units per gross hectare. 

 

d) Lands designated ñMedium Density Residentialò, including specific Policy Areas, 

shall not be downzoned for lesser density than permitted by the applicable 

zoning by-law. 

 

e) Building heights shall be no greater than three (3) stories, except as otherwise 

noted in the applicable zoning by-law. Additional building height may be 

considered without an amendment to this Plan, if it is demonstrated through a 

Planning Act approval process that additional height is compatible with 

surrounding land uses.   Approval for additional height above three (3) stories 

may be subject to an agreement pursuant to Section 37 of the Planning Act. 

4.16.9. HIGH DENSITY RESIDENTIAL AREA POLICIES 

a) The lands designated on the Schedule ñGateway-2ò as ñHigh Density 

Residentialò shall be reserved for apartment buildings and their accessory uses, 

and the Residential policies of Section 4.7 of this Plan shall apply. 

 

b) Schedule ñGateway-2ò provides for an additional approximately 95 High Density 

units, bringing the total to 340 units by 2031. 

 

c) The residential density associated with lands designated as High Density 

Residential shall be over 50 units per gross hectare. 

 

d) Lands designated as ñHigh Density Residentialò shall not be downzoned for 

lesser density than permitted by the applicable zoning by-law. 

 

e) Building heights shall be no greater than nine (9) stories, except as otherwise 

noted in the applicable zoning by-law. Additional building height may be 

considered without an amendment to this Plan, if it is demonstrated through a 

Planning Act approval process that additional height is compatible with 

surrounding land uses. Approval for additional height above nine (9) stories may 

be subject to an agreement pursuant to Section 37 of the Planning Act. 
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4.16.10. CORE MIXED-USE AREA POLICIES 

a) The lands designated as ñCore Mixed-Useò on Schedule ñGateway-2ò shall be 

reserved for a mix of commercial uses and residential uses, and the policies of 

Section 4.8 of the Official Plan shall apply. The Garrison Road Corridor is 

designated as the Core Mixed-Use Area in this Plan. 

 

b) Development of the Core Mixed-Use Area shall occur comprehensively and 

should incorporate the consolidation of smaller properties where required to 

implement an integrated, holistic development plan. Internal and external 

linkages, both pedestrian and vehicular, shall be an important consideration in 

the development of this area. 

 

c) For buildings fronting upon Garrison Road, the use of the ground floor shall be 

restricted to commercial uses permitted in the applicable zoning by-law. Floors 

above the ground floor may be used for either commercial use or residential use 

as permitted in the applicable zoning by-law. 

 

d) Buildings shall be generally situated at or close to the front street line, but 

setbacks may undulate in order to provide interesting façade variations on a 

block-wide basis. 

 

e) Building heights shall be no greater than four (4) stories, except as otherwise 

permitted in the applicable zoning by-law. Additional building height may be 

considered without an amendment to this Plan, if it is demonstrated through a 

Planning Act approval process that additional height is compatible with 

surrounding land uses. Approval for additional height above four (4) stories may 

be subject to an agreement pursuant to Section 37 of the Planning Act. 

 

f) The residential density associated with lands designated as ñCore Mixed-Use 

Areaò shall be 25 to 75 residential units per gross hectare. 

 

g) The Town shall encourage rehabilitation and redevelopment of this area through 

policies contained in the Gateway Community Improvement Plan, including 

financial assistance/tax abatement programs for sites within the designated area. 

 

h) Additional investment in the public realm infrastructure in the Garrison Road 

Corridor, such as improvements to lighting and other amenities, are required. 
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Priority shall be given to the continued implementation of the Garrison Road 

Streetscape Plan, which was initiated in 2009. These streetscape improvements 

are useful in promoting additional private investment and upkeep in these areas. 

Council will require contributions from abutting property owners for the purpose 

of continued implementation of the public realm improvements including such 

items as road widening, sidewalks, planting beds, lighting and signage; as a 

condition of development and/or redevelopment including Site Plan Approval. 

 

i) It is recognized that some sites within this area may require environmental 

assessment prior to redevelopment for a more sensitive use. The Town shall 

encourage rehabilitation and redevelopment of this area through policies 

contained in its Brownfields Community Improvement Plan, including possible 

financial assistance for an environmental assessment of specific sites within the 

area and site clean-up prior to redevelopment for more sensitive uses. 

 

j) The implementing Zoning By-law shall permit lands at 240 Garrison Road to be 

developed for a gasoline bar and convenience store as an accessory use to the 

existing use on the property at the date of passing of this By-law, provided that 

the development is designed in accordance with the Townôs vision for the 

Gateway Neighbourhood, as espoused in the Gateway Urban Design Strategy. 

In addition, any building or structure associated with the development of a 

gasoline bar/convenience store on this site shall incorporate architectural design 

elements and safety features reflective of and conducive to a pedestrian-friendly, 

urban environment. 

4.16.11. COMMERCIAL AREA POLICIES 

The lands designated as ñCommercialò on Schedule ñGateway-2ò shall be reserved for a 

variety of retail and office uses, and the policies of Section 4.9 of this Plan shall apply. 

4.16.12. INSTITUTIONAL/GOVERNMENT AREA POLICIES 

The lands designated as ñInstitutional/Governmentò on Schedule ñGateway-2ò shall be 

reserved for a variety of public and institutional uses, and the policies of Section 4.12 of 

this Plan shall apply. 

4.16.13. OPEN SPACE AREA POLICIES 

a) The lands designated as ñOpen Spaceò on Schedule ñGateway-2ò shall be 

reserved for a variety of active and passive recreational, open space and natural 
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buffer area uses, and the Open Space policies of Section 4.13 of this Plan shall 

apply. 

 

b) Additional land for Neighbourhood Parks shall be reserved in the Gateway 

Secondary Plan Area in a location as generally shown on Schedule ñGateway-2ò. 

 

c) The municipalityôs Parkland Dedication By-law 69-08 as amended or superceded 

shall apply as a condition of development and/or redevelopment pursuant to Site 

Plan Approval. 

4.16.14. NATURAL HERITAGE AREA POLICIES 

All of the policies of Section 8 of this Plan shall apply to natural heritage resources 

within the Gateway Secondary Plan Area.  The following additional policies also apply: 

4.16.14.1. ENVIRONMENTAL PROTECTION AREAS 

a) Lands designated as ñEnvironmental Protectionò on Schedule ñGateway-2ò shall 

be protected from incompatible development in accordance with the policies of 

Section 8 of this Plan. 

 

b) The Town shall adopt a zoning by-law amendment to reflect the Environmental 

Protection Areas. 

 

c) An Environmental Impact Study (EIS) may be required for lands adjacent to an 

Environmental Protection Area, pursuant to Section 7.B.1.11 of the Regional 

Niagara Policy Plan as amended from time to time, as part of the submission of 

an application for development approval. 

4.16.14.2. ENVIRONMENTAL CONSERVATION AREAS (OVERLAY) 

a) The policies of Section 8 of the Official Plan, and the regulations of the Niagara 

Peninsula Conservation Authority and the Regional Municipality of Niagara shall 

apply to lands identified on Schedule ñGateway-2ò as ñEnvironmental 

Conservation (Overlay)ò. 

 

b) An Environmental Impact Study (EIS) may be required for lands within, adjacent 

to, or within 50m of an Environmental Conservation Area, pursuant to Section 

7.B.1.11 of the Regional Niagara Policy Plan as amended from time to time, as 

part of the submission of an application for development approval. 
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c) The Niagara Peninsula Conservation Authority and the Regional Municipality of 

Niagara shall be consulted with respect to any development proposals adjacent 

to or within 50m of an Environmental Conservation Area. 

4.16.15. PEACE BRIDGE (BORDER SERVICES AREA) POLICIES 

Lands designated on Schedule ñGateway-2ò as ñPeace Bridge (Border Services Area)ò    

shall be reserved for the operations of the Buffalo and Fort Erie Public Bridge Authority, 

and all of the policies of Section 4.14.2 of this Plan shall apply. 

4.16.16. TRANSPORTATION POLICIES 

a) The Town and/or Region shall strongly consider the character of the 

neighbourhood and the objectives of the Gateway Urban Design Strategy when 

making road improvement decisions. 

 

b) The comments of the Niagara Parks Commission shall be considered pertaining 

to large- scale development applications up to 800 metres from Niagara Parks 

Commission lands, particularly relating to potential land-use planning and/or 

traffic impacts. 

 

c) The comments of the Buffalo and Fort Erie Public Bridge Authority (ñThe Peace 

Bridgeò) shall be considered pertaining to large-scale development applications 

up to 800 metres from their lands, particularly relating to potential land-use 

planning and/or traffic impacts. 

 

d) The Gateway Secondary Plan depicts conceptual future vehicular and pedestrian 

linkages. The location of such linkages as shown on the Plan is not intended to 

be prescriptive. The exact location of any future linkages shall be determined 

through a Master Plan to be prepared in advance of any redevelopment 

proposal. The development of any new roads in the Gateway Secondary Plan 

Area shall be in accordance with Section 12.7 of this Plan. 

 

e) Lands identified by the Town and/or Region as being required for road widening 

purposes shall be transferred to the respective Municipality for nominal 

consideration, as a condition of any development or redevelopment requiring 

approvals under The Planning Act or the Building Code Act as amended from 

time to time. 
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4.16.17. PUBLIC TRANSIT POLICIES 

a) The Town shall continue to promote convenient local transit service to the 

Gateway Secondary Plan Area within its financial capability to do so. 

 

b) Any study undertaken by the Town or Region respecting the provision of 

municipal and inter/intra-municipal transit services shall examine the Gateway 

Secondary Plan Area, in order to determine possible system improvements to 

increase convenience to riders, increase access to key neighbourhood focal 

points and important points outside the Neighbourhood and Town, and to ensure 

that transit vehicles can accommodate the physically challenged. 

4.16.18. GATEWAY TRAILS NETWORK POLICIES 

a) The Town shall promote an on-road and off-road trail system throughout the 

Gateway Secondary Plan Area as shown on Schedule ñGateway-2ò in order to 

link key focal points of the neighbourhood including the Niagara River and Lake 

Erie waterfronts, the  Garrison Road Mixed-Use Corridor, Energy Park and other 

new neighbourhood parks as they are developed, and also to link the 

neighbourhood with the Niagara River Recreational Trail and the Friendship Trail 

and thereby the Greater Niagara Circle Route and the Trans-Canada Trail 

System. 

 

b) Any future transportation and/or leisure studies and ensuing public works in the 

Gateway Secondary Plan Area shall incorporate the policies of this section into 

its design where appropriate. 

 

c) The Gateway Secondary Plan depicts conceptual future on-road and off-road 

trails. The location of such trails as shown on the Plan is not intended to be 

prescriptive. The exact location of any future on-road and off-road trails shall be 

determined through a Master Plan to be prepared in advance of any 

redevelopment proposal. 

 

d) An open space connection between Energy Field Neighbourhood Park and 

Garrison Road shall be considered as part of any redevelopment plan for the 

area, in order to allow ease of access from the Garrison Road Mixed-Use 

Corridor to the amenities and open space provided by the Neighbourhood Park. 
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e) The various components of the Gateway Trails Network will be prioritized and 

developed in phases, based on the financial ability of the Town to fund such 

development, and the involvement of funding partners such as the Region, the 

Province and the Niagara Parks Commission. 

4.16.19. PARKING POLICIES 

a) The Town shall undertake a parking study in order to arrive at long-term solutions 

for the provision of municipal parking facilities in the Gateway Secondary Plan 

Area, paying particular attention to the Garrison Road Mixed-Use Corridor. 

 

b) When roads of sufficient allowance width are planned for reconstruction, 

consideration will be given to the provision of a parking lane on at least one side 

of the street. 

 

c) The Town shall ensure, where feasible, that adjacent commercial parking areas 

are shared and inter-accessible, as a condition of site plan approval. 

 

d) Local businesses and residents shall be consulted regarding any changes to the 

provision of municipal parking within the Gateway Secondary Plan Area. 

4.16.20. CULTURAL HERITAGE POLICIES 

a) The Policies of Section 2.3.10 and Section 11 of this Plan shall apply to Cultural 

Heritage matters within the Gateway Secondary Plan Area. 

 

b) The Town will seek to protect and conserve the character of the Gateway 

Secondary Plan Area, particularly with respect to those buildings and areas 

representative of formative settlement from the late-eighteenth, nineteenth and 

twentieth centuries. Buildings, structures, open spaces and streetscapes from 

this period contribute to the special historical character of the Town, and Council 

may designate properties either individually or collectively as heritage 

conservation districts under the Ontario Heritage Act. 

4.16.20.1. ARCHAEOLOGICALLY SENSITIVE AREAS 

The Policies of Section 11.4 of this Plan shall apply to Archeologically Sensitive Areas 

within the Gateway Secondary Plan Area.  These areas are depicted on Schedule 

ñGateway-2ò. 
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4.16.21. GATEWAY AREAS 

4.16.21.1. GENERAL 

The name of this neighbourhood reflects its location and importance as the gateway 

to not only the Town but the Region of Niagara, the Province of Ontario and Canada.   

It is of utmost importance that travelers and visitors gain a positive ñfirst impressionò 

when crossing into the country from the USA. In this regard, the Gateway Secondary 

Plan identifies both an international gateway feature area and additional 

neighbourhood gateway feature areas, intended to enhance the visual quality of the 

neighbourhood and entry point into Canada. 

4.16.21.2. INTERNATIONAL GATEWAY FEATURE AREA 

a) Lands designated on Schedule ñGateway-2ò as ñInternational Gateway Featureò 

shall be considered for the development of a signature gateway feature 

welcoming visitors to Canada, the Province, The Region and the Town of Fort 

Erie. 

 

The Peace Bridge offers a strong visual focal point for this area, providing a 

direct link between Fort Erie and Buffalo. From the bridge and adjacent to Central 

Avenue, this site offers an ideal view terminus and focal point. The key concepts 

for this area include: 

 

¶ Providing a landmark tower and a look-out area with architectural 

elements and details; 

¶ Providing a focal point for passing motorists; and 

¶ An opportunity to provide excellent panoramic views of significant features 

within Fort Erie and across to Buffalo, USA. 

An opportunity also exists to provide an identifiably distinctive ñwelcomeò sign for 

Fort Erie. Landscaping may be enhanced with hedges with year-round foliage 

and colour, strategically located to define edges and provide focus, as well as 

terraced planting beds on the existing grade with attractive stone terrace walls. 

b) In recognition of its locational importance, the public realm along Central Avenue 

shall be strongly considered for improvement in the vicinity of the International 

Gateway Feature Area. An on-road trail and distinctive street lighting shall be 

considered as part of any public realm improvement in this area consistent with 

the streetscaping design for Garrison Road. Distinctive lighting and bollards will 
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ensure safety and security, while at the same time providing an important urbane 

elegance to this focus area. 

4.16.21.3. NEIGHBOURHOOD GATEWAY FEATURE AREAS 

a) Lands designated on Schedule ñGateway-2ò as ñNeighbourhood Gateway 

Featureò areas shall be considered for the development of unique gateway 

features welcoming visitors to the Neighbourhood. An opportunity also exists to 

provide distinctive signage for the Gateway Area. Landscaping should be 

enhanced providing hedges with year-round foliage and colour, strategically 

located to define edges and provide focus, as well as planting beds on existing 

grade. Gateway enhancements described above may occur on public and/or 

private property abutting the Neighbourhood Gateway Feature Area. 

 

b) The eastern Gateway Feature Area in the vicinity of Central Avenue and 

Garrison Road, shall be augmented by the easterly extension of Veteranôs Way 

through to Mather Circle, in order to provide the restoration of the historical direct 

connection from Garrison Road to the Niagara Parkway. 

4.16.22. MUNICIPAL SERVICES AND UTILITIES POLICIES 

a) Municipal services such as sewers, water stormwater and public/private utilities 

will be provided, maintained and upgraded as necessary to accommodate the 

needs of existing and future development in the Gateway Secondary Plan Area. 

 

b) Stormwater management approaches will be utilized in the Gateway Secondary 

Plan Area to address existing problems, future land use changes and road 

reconstruction works and opportunities for major storm sewer / storm water 

management facility works. These will include a combination of methods suitable 

for each type of situation. Examples of such approaches may include new storm 

water management facilities and the diversion of existing flows to improve the 

system, on-site controls for new development, enhancement of storm sewer 

outfalls, review of current policies (e.g. roof-leader disconnection), and / or 

collection of cash-in-lieu funds. 

 

c) The Town may initiate a Master Development and Servicing Study for the 

Gateway Secondary Plan Area, in order to determine the parameters, costs, 

impacts and alternatives associated with development of servicing 

improvements. Such a strategy shall also include an Environmental Planning 
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Study for any development within and/or adjacent to Environmental Conservation 

and Environmental Protection Areas. Such Strategy shall also consider 

recommendations stemming from the Fort Erie Creeks Watershed Plan. 

 

d) The burial of all non-primary utilities and the relocation of transformers by the 

respective utility shall be required as a condition of either public realm 

improvement or private development/redevelopment, where feasible. All service 

connections to individual buildings shall be made below-grade where feasible. 

4.16.23. INTERPRETATION OF THE PLAN 

The Gateway Secondary Plan consists of Sections 4.16.1 through 4.16.23, and 

Schedules ñGateway-1ò and ñGateway-2ò. 

The text and Schedules of the Official Plan for the Town of Fort Erie continue to apply 

except where they are in conflict with, or are less restrictive than this Secondary Plan, in 

which case the text and maps of this Secondary Plan shall prevail. 
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SCHEDULE ñGATEWAY-1ò 

  



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 112 
 
 

 

SCHEDULE ñGATEWAY-2òðLAND USE PLAN 
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4.17. SPEARS-HIGH POINTE SECONDARY PLAN 

4.17.1. PURPOSE OF THE SPEARS-HIGH POINTE SECONDARY PLAN 

The purpose of the Spears-High Pointe Secondary Plan is to provide a framework for a 

cohesive, complete community to develop. The framework is intended to provide clear 

direction to achieve subsequent goals and objectives. The Secondary Plan consists of a 

land use plan and related policies to guide development and redevelopment to ensure it 

is in keeping with the Townôs vision for this neighbourhood. The Plan will provide and 

serve as the guide for planning activity for a period projected over the next 20 years and 

will be subject to amendments from time to time, as well as being included the Townôs 5 

year review of its Official Plan. 

4.17.2. VISION 

At the sunset of the 20 year planning period, the vision seeks to establish a complete 

community. The predominant land use will be residential with a balanced mix and form 

appealing to the full spectrum of demographics. Garrison Road will have intensified 

development consisting of mixed use, medium and high density residential and 

commercial uses along this primary transportation and transit corridor. Opportunities for 

`age in placeô have been encouraged and are well aligned with the complete community 

concept. 

New commercial enterprise catering to the residential population needs have 

established and are sustained by the increased pedestrian, resident, and en route traffic 

increase. 

The Garrison Road streetscapes has evolved into a more defining street edge 

perpetrated and predicated on urban design to bring buildings and structures closer to 

the frontage to create visual interest, at the same time making the corridor a more 

friendly, walkable environment for all stages of life and not just a place for the 

automobile. 

The parks and open spaces are linked and provide for recreational destinations while 

the natural environment is afforded the protection it deserves and is woven in amongst 

the community fabric. 

In 20 years, residents are enjoying the highest quality of life with the businesses and 

industry afforded prosperity through sustainable urban development practices. 
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The desired future state of the Spears-High Pointe Neighbourhood is a balanced, stable 

community in which the diverse needs of the Townôs current and future populations can 

be met. The Plan is guided by the following vision statement, having taken into account 

the earlier 2002 Neighbourhood Plan working group contributions, the active 

development community and the public open house contributions garnered in 2012: 

The Spears-High Pointe neighbourhood is rich in opportunity of supplying the Town of 

Fort Erie with a complete community. Its location provides for strong connection to the 

existing transportation and transit networks and will transition well with the focused 

intensification of Garrison Road. Its existing residents have acted as its caretakers and 

continue to hold vested interest in protecting what is important to their quality of life. 

Development can be promoted provided we remain responsive to the following core 

values: 

a) provide practical, well thought-out planning that will integrate with the existing 
fabric of the neighbourhood so as to better connect with its boundaries and 
remain permeable from within; 
 

b) emphasize community safety for all ages by providing sidewalks, bike lanes, 
speed and stop control on our shared roadways; 
 

c) make the neighbourhood a place that is a friendly, walkable community that 
promotes pedestrian and active transportation; fear should never be a factor in a 
decision to walk or recreate; 
 

d) recognize and seek balance in land use decisions that interface with the 
neighbourhoodôs existing residents and businesses; 
 

e) respect the neighbourhoodôs natural features by providing opportunity for their 
continued contribution to the environment; 
 

f) recognize the neighbourhoodôs limited historical and cultural features by 
protecting and promoting their place within the community and to serve as a 
reminder by providing connection to the Townôs significant national heritage 
standing; 
 

g) engage the residents and businesses throughout the development period to 
provide feedback and measure the success of the Plan in an ongoing manner. 
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4.17.3. GOALS 

The Spears-High Pointe Secondary Plan strives to achieve its goal of becoming an 

integral and integrated part of a complete community by providing for a variety of 

residential densities, commercial, mixed use, open space and other areas to meet the 

diverse needs of its many citizens and visitors including homeowners, businesspersons, 

shoppers, and tourists. The area is intended to focus intensification along Garrison 

Road, its major transportation and transit corridor, while still providing for areas of 

increased density and infilling, balanced to meet with provincial and regional strategic 

growth and policy objectives within the Plan Area boundary. 

4.17.4. OBJECTIVES 

The main objectives of the Spears-High Pointe Secondary Plan are to: 

a) Provide a diversity of suitable housing choices that are coordinated with land use 
designations and densities that provide for suitable transition and gradation; 
 

b) Ensure new in-fill housing units and renovations are compatible with existing 
development.  
 

c) Encourage land assembly that would result in more efficient and effective design; 
 

d) Encourage development forms which are compact, to utilize urban land and 
services efficiently; 
 

e) Provide employment choices within the area that are compatible with residential 
uses, providing residents the option or opportunity to live and work in close 
proximity; 
 

f) Conserve existing natural areas, including those which are identified as locally 
significant wetlands in effort to retain an environmental function within the Plan 
Area; 
 

g) Provide a strong focus of higher density and mixed use residential/commercial 
activity along Garrison Road in order to be transit supportive; 
 

h) Promote compatible prestige industrial uses in the Employment area adjacent to 
the Queen Elizabeth Way highway where visibility is high and access to and from 
the highway system does not interfere or introduce disruption to the residential 
neighbourhood; 
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i) Conserve the limited built heritage features and areas of historical context, more 
particularly the early Plato Loyalist Cemetery on Bertie Street and Provincially-
designated Brigadier General Cruickshankôs residence; 
 

j) Enhance the Spears-High Pointe Neighbourhood by promoting gateway features 
at key locations that assist in distinguishing neighbourhood and community entry; 
 

k) Ensure that the transportation system provides for the needs of all citizens, 
encourages a compact urban form, transit ridership and promotes/enables active 
transportation within the neighbourhood; 
 

l) Seek opportunities for improved transportation connections to perimeter roads to 
assist in providing options and reduce delay and safety concerns; 
 

m) Make the neighbourhood a friendly, walkable community that promotes 
pedestrian and active transportation, and places emphasis on community safety 
for all ages by providing sidewalks, bike lanes, speed and stop control on our 
shared roadways; 
 

n) Ensure that municipal infrastructure, such as water, sewers, storm water 
management facilities and public / private utilities are provided to adequately 
service the residents, businesses, industry and institutions of this area; 
 

o) The Spears-High Pointe Neighbourhood shall be promoted for predominantly 
new housing development that will provide choice in housing opportunities that 
meet with demographic and socio-economic needs of the Town. A full spectrum 
of built form and tenure must be provided if age-in-place practice is to be 
realized; and 
 

p) New housing development will be integrated with existing built up areas, open 
spaces and natural heritage features. Previously approved subdivision plans will 
be acknowledged within the neighbourhood planning context and developers of 
these plans shall be encouraged to work with the municipality in achieving the 
objectives stated herein. 

4.17.5. RESIDENTIAL ï GENERAL POLICIES 

a) Section 4.7 of the Townôs Official Plan contains policies for residential 

development within the Town and must be read in conjunction with the policies of 

this Secondary Plan and subsequent sections; 

 

b) Schedule ñSHP-2ò designates the areas of residential land use within the 

Secondary Plan Area with accompanying policy provided herein. The Plan 
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provides for areas of varying residential density, which have been defined in 

keeping with stated Plan objectives; 

 

c) The Spears-High Pointe Secondary Plan provides for an estimated 1575 dwelling 

units and a projected residential population of 3983 persons in the 

neighbourhood over the long term; 

 

d) An appropriate level of affordable housing and senior citizenôs housing shall be 

considered by the Town when reviewing development applications in the Spears-

High Pointe Neighbourhood, in keeping with Provincial Policy. Such 

developments shall be integrated with other forms of housing rather than 

segregated and isolated in order to provide a more cohesive and inclusive 

neighbourhood. In doing so, the opportunities for age-in-place are also supported 

and extend to a broader socio-economic base; and 

 

e) The Town will consult developers regarding intensifying their existing draft 

approved plans of subdivision, provided the locations are suitable and consistent 

with siting criteria defined under section 4.17.7e) i. to v. 

4.17.6. LOW DENSITY RESIDENTIAL POLICIES 

a) The lands designated on Schedule ñSHP-2ò as ñLow Density Residentialò shall be 

reserved for single detached, semi-detached and duplex dwellings, and their 

accessory uses, and shall generally be governed by the Residential policies of 

Section 4.7 unless otherwise defined under this section; 

 

b) An overall target of approximately 60% Low Density residential yield shall be 

anticipated within the Neighbourhood. Notwithstanding Section 4.7.1.I (b), the 

targeted mix and minimum yields of Built-up and Greenfield areas have been 

blended within the Secondary Plan boundary to provide for flexibility in 

structuring a cohesive and logical distribution of uses in areas best suited for the 

range of appropriate densities. The approach maintains and surpasses 

expectations of the Growth Plan while offering optimal community structure; 

 

c) Schedule ñSHP-2ò provides for approximately 741 additional low density units, 

bringing the total for Low Density units to approximately 910 over the long term. 

The yield reflects the existing lot fabric and anticipates retention of some large 

existing lots over the course of the planning period. As a result, lower densities 

can be anticipated within some areas of the plan until such time that 
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redevelopment choices are made or the lifecycle of the existing home 

construction warrants replacement; 

 

d) The planned density range for the Low Density designation shall be up to 16 

units per net hectare; and 

 

e) Areas of Low Density designation may be impacted by the Environmental 

Conservation overlay defined and described under policy 4.17.14 of this Plan. 

Development, redevelopment or expansion to existing use may require further 

study prior to any approval being considered or granted in accordance with 

Section 8 of the Official Plan. 

4.17.7. MEDIUM DENSITY RESIDENTIAL POLICIES 

a) The lands designated on the Schedule ñSHP-2ò as ñMedium Density Residentialò 
shall be reserved for multiple-unit structures (townhomes and apartment 
dwellings), and their accessory uses, and shall generally be governed by the 
Residential policies of Section 4.7 unless otherwise defined under this section; 
 

b) An overall target of approximately 20% Medium Density residential yield shall be 
anticipated within the Neighbourhood; 
 

c) Schedule ñSHP-2ò provides for approximately 364 new Medium Density units. 
The Plan Area is currently void of existing multiple unit density so clear direction 
for higher densities is providing for such development for the first time within the 
Plan Area consistent with growth management strategies of the Town, Region 
and Province; 
 

d) The planned density for the Medium Density residential designation shall provide 
for a range between 16 to 50 units per net hectare; 
 

e) Medium Density development is identified on Schedule SHP-2 and can also be 
considered by amendment to this Plan in areas: 
 

a. immediately adjacent to Garrison Road; 
 

b. along collector roads within the Plan Area; 
 

c. in close proximity to Parks, Open Space or Environmental Areas; 
 

d. adjacent to High Density residential; or 
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e. Adjacent to major commercial uses. 
 

f) Developers with existing draft approved plans of subdivision within the Plan Area 
will be encouraged to consider modifying their plans to incorporate multiple 
residential units that are in keeping with the locational criteria described in the 
preceding paragraph;  
 

g) It is anticipated that the majority of the Medium Density unit yield will be in the 
form of ground-based dwellings such as street or block townhouse development; 
however low-rise apartment dwellings with a maximum height of 3 storeys should 
also be considered in areas adjacent or in close proximity to Garrison Road. The 
Town may request such consideration in effort to meet with a diversified form and 
stock of housing choice; 
 

h) Areas of Medium Density designation may be impacted by the Environmental 
Conservation overlay defined and described under policy 4.17.14 of this Plan. 
Development, redevelopment or expansion to existing use may require further 
study prior to any approval being considered or granted in accordance with 
Section 8 of the Official Plan; and 
 

i)  All Medium Density designated lands within the Plan Area shall be subject to 
Site Plan Control. 

4.17.8. HIGH DENSITY RESIDENTIAL POLICIES 

a) The lands designated on the Schedule ñSHP-2ò as ñHigh Density Residentialò 
shall be reserved for multiple-unit structures (apartment dwellings), and their 
accessory uses, and shall generally be governed by the Residential policies of 
Section 4.7 unless otherwise defined under this section; 
 

b) An overall target of approximately 10% High Density residential yield shall be 
anticipated within the Secondary Plan Area; 

 

c) The planned density for the High Density residential designation shall provide for 
a range between 50 to 75 units per net hectare; 

 
d) High Density development shall be supplied in areas shown on Schedule SHP-2, 

which address the following criteria: 
 

a. immediately adjacent to Garrison Road; 
 

b. in close proximity to Parks, Open Space or Environmental Lands; and 
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c. Adjacent to major commercial uses; 
 

e) High Density unit yield will be in the form of apartment dwellings. A building 
height of 6 storeys will be permitted within the designation with permissions to 10 
storeys where it can be demonstrated that increased height does not negatively 
impact adjacent lower density uses or the transportation network. More 
specifically, shadow impacts on neighbouring properties are minimized and 
ingress and egress onto Garrison Road or an alternate point of access can 
adequately accommodate traffic generated by the development; 
 

f) For buildings greater than 6 storeys, placement of the building on the site, its 
orientation and massing composition, parking, landscape and the setback 
requirements will be regulated by a site specific by-law amendment; 

 
g) The Town may require a Heritage Assessment Study be prepared to address 

impacts of development on the adjacent Cruickshank Heritage Site in 
accordance with Section 11 of the Official Plan. The study would be prepared by 
a qualified heritage professional and required at the time of any Site Plan 
submission; and 
 

h) Portions of the High Density designation shown on Schedule ñSHP-2ò are 
impacted by the Environmental Conservation overlay defined and described 
under policy 4.17.14 of this Plan and development shall address the policies of 
said Section. In addition to Section 4.17.14 where development may be 
permissible within an Environmental Conservation Area, site development shall 
be required to retain vegetative buffering of no less than 10 metres in width, so 
as to assist in screening lower density, ground based residential uses located 
west of the High Density designation. A Tree Preservation Plan will be required 
to accompany any applications for development. 

4.17.9. CORE MIXED-USE POLICIES 

a) The lands designated as ñCore Mixed-Useò on Schedule ñSHP-2ò shall be 
reserved for a variety of retail and office uses, as well as residential uses. 
Notwithstanding Policy 4.8.1 II, wherein the location for Core Mixed Use is 
described as being suited to downtown or proximity areas, the location for Core 
Mixed Use may also be located in a limited capacity to major roads or corridors 
connecting nodal areas within urban areas. Subsequently the policies of Section 
4.8 generally apply, recognizing the Garrison Road corridor is not considered a 
ñdowntownò area in its geography, its history or its character. Garrison Road will, 
however, serve to become the focus for commercial activity and intensified 
residential development, making it the destination for services to those within the 
Spears-High Pointe Neighbourhood; 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 121 
 
 

 

 

b) The Town shall encourage site improvement and redevelopment of properties 
designated Mixed Use along Garrison Road, so as to intensify site capability and 
assist in creating a defined street edge; 

 
c) New development and redevelopment shall be encouraged to maximize available 

coverage and floor space permissions in order to optimize available services and 
support increased residential along Garrison Road; 

 
d) New development and redevelopment proposed on lands designated Mixed Use 

will be encouraged to locate close to the street frontage and to provide more 
direct pedestrian connection to Garrison Road for convenient pedestrian 
movement and access to buildings and transit; 

 
e) Building setbacks will be subject of municipal review and may be require a site 

specific zoning by-law amendment to assist in integrating built street edge with 
that of more recently developed commercial uses; 

 
f) Mixed Use designation shall include a residential component equal or greater 

than the commercial floor space provided. Consideration shall be afforded to 
conversions, existing buildings and additions, provided any new ground floor 
space includes a matching second story residential component; 

 
g) Any existing buildings subject of conversion or addition for the purpose of mixed 

use shall require Site Plan Control and be subject to inspection to ensure Ontario 
Building Code standards have been met; 

 
h) Stand-alone residential use within the Mixed Use designation will be 

discouraged. Proposals for stand-alone residential shall clearly demonstrate 
inability to effectively achieve combined residential and commercial uses on the 
same site without extensive modifications to zoning regulation and provisions. 
Conversely, smaller properties are encouraged to consolidate with adjoined 
properties sharing designation to provide increased opportunity for 
comprehensive development; 

 
i) The maximum height of any building in this designation shall be three (3) storeys, 

and the residential density shall be 16 to 50 units per net hectare in addition to 
the commercial floor space provided on-site; 

 

j) Residential units will be located on upper floors, reserving at-grade floor space 
for commercial use with limited exceptions such as retirement homes, permitted 
stand-alone residential or existing buildings subject to conversion; 
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k) Covered parking and detached private garages would be acceptable on site 

provided they are set well back from the street and do not interfere with 
commercial traffic; 

 
l) New automotive related uses are not permitted in Core Mixed Use areas; 

 
m) At-grade commercial shall be fully accessible and barrier free in design; and 

 
n) Private development is encouraged to provide fully accessible access to upper 

level residential. 

4.17.10. COMMERCIAL POLICIES 

a) The lands designated as ñCommercialò on Schedule ñSHP-2ò shall be reserved 
for a variety of ñGeneral Commercialò retail and office uses, and are subject to 
the policies of Section 4.9.2 of this Plan; 
 

b) Notwithstanding the uses identified in Section 4.9.2, new automobile sales and 
storage, repair garages, motor vehicle service stations and gas bars will not be 
permitted within the Plan Area, except for those commercial lands identified as 
being north of Garrison Road, immediately west of Thompson Road; 

 
c) All new or expanding automotive uses shall be required to demonstrate 

compatibility with adjacent uses. d) Intensification of Garrison Road commercial 
uses should be those which are compatible with and predominantly serving the 
neighbourhoodôs residential population and corridor commuter personal service 
needs. Commercial uses considering drive-thru operations shall, in addition to 
being subject to Site Plan Control, be required to address such matters as visual 
and aesthetic impact on adjacent properties and public road allowances through 
submission of an urban design plan. A Traffic Impact Study will also be required 
and may be scoped depending on location. Details of study requirements would 
be conveyed at mandatory pre-consultation meetings with Town staff prior to 
application submission; and 

 
d) All commercial uses shall provide for full accessibility, barrier free access and 

appropriate parking stall locations. 

4.17.11. EMPLOYMENT POLICIES 

a) Lands designated as ñEmploymentò on Schedule ñSHP-2ò shall be reserved for 
an integrated mix of industrial and manufacturing operations as well as business 
activities, and the Industrial/Business Employment policies of Section 4.10 shall 
apply; 
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b) The Employment designation within the Secondary Plan Area is generally limited 
in area and situated in such a manner that it provides prominent exposure to the 
QEW while also being in close proximity to existing and future residential uses 
and designations. Employment uses shall be those which are considered 
prestige type industrial uses that support the policies of Section 4.10 while 
offering decreased risk for nuisance to residential lands; 

 
c) Development occurring on lands designated ñEmploymentò within the Spears-

High Pointe Secondary Plan shall require study to determine applicable 
standards concerning noise and emissions. Ministry of Environment Standards 
shall apply in determining setbacks and mitigation measures that may need 
implementation with respect to sensitive receptors, both planned and existing in 
accordance with Section 10 of the Official Plan; and 

 
d) Portions of the ñEmploymentò lands designated on Schedule ñSHP-2ò are subject 

to Environmental Conservation Overlay policies of Section 8.3 of the Official 
Plan. Prior to any applications for development within or adjacent to 
Environmental Conservation Areas, the requirement for studies will be 
determined through the mandatory pre-consultation process with the municipality 
and Niagara Peninsula Conservation Authority. 

4.17.12. INSTITUTIONAL 

a) The lands designated on Schedule ñSHP-2ò as ñInstitutionalò shall recognize the 
existing institutional uses within the Secondary Plan Area and shall generally be 
governed by the Institutional policies of Section 4.12; 
 

b) Sites identified and designated as Institutional are uses serving in an established 
institutional role. These currently include: 

 
a. 1088 Garrison Road ï (Niagara Chapter ï Native Women Inc.) which has 

been serving the needs of our aboriginal community members and 
protecting cultural and aboriginal heritage; 
 

b. 1110 Garrison Road ï (Garrison Road Public School) This site has been 
in operation as a school since 1879. The site has a unique history and the 
original school house (S.S. No. 4) is still in an operating role and can be 
reviewed by the Townôs Municipal Heritage Standing Committee relative to 
its architectural and/or historical significance. 
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4.17.13. OPEN SPACE 

The lands designated as ñOpen Spaceò on Schedule ñSHP-2ò shall be reserved for a 

variety of active and passive recreational uses and other open space uses including 

storm water management. The policies of Section 4.13 shall generally apply to lands 

designated as Open Space. Lands identified under an Open Space designation within 

the Spears High Pointe Secondary Plan Area are further defined as provided below. 

4.17.13.1. OPEN SPACE ï NEIGHBOURHOOD AND SPECIALIZED PARKS 

a) The Town of Fort Erieôs Parks and Open Space Master Plan shall serve to guide 
the appropriate location and effective service area distribution for Neighbourhood 
Parks within the Secondary Plan Area given lands previously identified for 
Neighbourhood Parks in the Master Plan and earlier Neighbourhood Plan are 
now subject to environmental constraints. The alternate locations for parks as 
identified on Schedules SHP-2 and SHP-3 afford the opportunity to maintain the 
integrity and intent of the Parks and Open Space Master Plan; 
 

b) Existing Draft Plans of Subdivision contain some blocks of Parkland suitable for 
dedication where others must be reconsidered for an alternate location within the 
Secondary Plan as a result of Natural Features identification. The Town shall 
work cooperatively with developers and property owners to obtain suitable sites 
for Parkland that best serve the Neighbourhood as a whole; 

 
c) Neighbourhood Parks are shown on Schedule ñSHP-2ò and ñSHP-3ò and it shall 

remain the intention of the Town to pursue acquisition of adequate Parkland 
through dedication or other means afforded the municipality through cash-in-lieu 
opportunities; 

 
d) The Secondary Plan contains portions of untraveled road allowance that may be 

used in conjunction with lands acquired to maximize parkland area. The Town 
may wish to close portions of road allowance associated with park block 
assembly; 

 
e) Neighbourhood Parks are a component of the overall Open Space network within 

the Secondary Plan. Neighbourhood Parks are considered points of interest or 
destinations within the Plan Area and therefore, will be given priority in 
connection to the overall network. Wherever possible, the provision of active 
transportation infrastructure to support pedestrian access to these locations will 
be required to be addressed through new development applications and capital 
replacement budgeting; 
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f) The lands located immediately south and adjacent to the QEW, east of Alliston 
Avenue, were draft approved as parkland prior to natural heritage feature 
identification and overly designation being applied. These lands are shown on 
Schedule SHP-2 as Neighbourhood Park, as draft approved, and subsequently 
are not being shown with an Environmental Conservation overlay. Schedule 
SHP-3 illustrates the Environmental Conservation features identified on these 
lands (Locally Significant Wetlands), which shall remain regulated by the Niagara 
Peninsula Conservation Authority. The intent and future use of these lands will 
have them remain in their natural state with any potential passive recreational or 
trail use being considered by the Town, in consultation with the Niagara 
Peninsula Conservation Authority; 

 
g) The Plan identifies a small park block east of Garrison Road Public School and 

adjacent to the natural features area. This park shall be recognized as a 
ñspecialized parkò designation under the Parks and Open Space Master Plan; 
and 

 
h) Efforts will be made to preserve vegetation through park site development 

following examination of service level criteria for each identified park space and 
those containing limited ECA overlay. 

4.17.13.2. OPEN SPACE ï GENERAL 

a) The Town supports linkage opportunities to assist in providing pedestrian access 
to points of interest such as Neighbourhood Parks, the Garrison Road Public 
School, commercial and services along Garrison Road and major retailers in the 
east end of the Plan Area. The linkage areas are critical to a cohesive Open 
Space network that supports active transportation as an alternate means of 
reaching destinations within the Plan; 
 

b) The Town shall make every effort to ensure linkage opportunities are protected 
when new development or re-development is proposed within the Plan Area. 
Linkage opportunities are represented on Schedules SHP-2 and SHP 3 of this 
Plan and illustrate a preferred series of linkage opportunities; 

 
c) The Town may consider alternate locations for linkage provided it can be 

demonstrated to achieve or improve on the level of direct connectivity desired, so 
as to promote its use through convenience and pedestrian safety; 

 
d) Road allowances not presently traveled within the Secondary Plan Area that may 

remain in such state shall be considered for open space linkage purposes; 
 

e) Trail development through select Environmental Conservation Area designations 
identified on Schedule SHP-3 shall be considered desirable and may be pursued 
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by the Town, in consultation with the Niagara Peninsula Conservation Authority, 
to provide for an enhanced open space network which supports active 
transportation objectives; 

 
f) The Town will seek appropriate opportunities to provide supporting infrastructure 

for active transportation needs; and 
 

g) Landscaping treatment for Linkage blocks will be dependent on size and location 
within the Open Space network. Some areas may be best suited in a naturalized 
state and others may be preferred in a maintained park like setting. 

4.17.13.3. OPEN SPACE ï NATURAL AREAS 

Schedules SHP-2 and SHP-3 illustrate two areas that have been identified within the 

Secondary Plan Area and are subject to the following policies: 

a) The area identified on the south side of Bertie Road represents a man-made 
pond and retention in private ownership will continue to offer a scenic point of 
interest along the Bertie Road exposure; and 
 

b) The area located central to the Plan in a long linear arrangement is comprised of 
privately owned lands and Town owned road allowances (not travelled). The 
majority of these lands are subject to the Environmental Conservation Overlay 
designation. The Town desires to have these combined ownerships preserve the 
existing vegetation and to provide opportunity for an active transportation trail 
linking the Neighbourhood Park shown on Schedule SHP-2 and SHP-3. 

4.17.13.4. OPEN SPACE ï STORM WATER MANAGEMENT (SWM) 

a) Lands identified as ñOpen Space - Storm Water Managementò within the Plan 
Area reflect locations identified in the Spears and High Pointe Master Servicing 
Plan prepared by EarthTech (2002) and shall be considered approximate until 
detailed engineering at the development stage can more precisely define limits 
and location of the designation. 
 

b) Following detailed engineering analysis, should storm water management 
facilities identified as ñOpen Space (SWM)ò on the Schedules to this Plan be 
relocated, shift or have their area requirement diminish, the subsequent 
implementing designation shall be interpreted as follows: 

 
a. the adjacent land use designation with the higher residential designation 

applying when more than one residential designation exists. 
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b. Notwithstanding, for the SWM facility located on Garrison Road, east of 
the Garrison Road Public School, the defaulting land use shall be Medium 
Density Residential. 
 

c) An amendment will not be required provided the changes are not substantive and 
are the result of detailed refinement. If changes result in complete relocation, the 
impact on the new location will be assessed with respect to land use loss. The 
Town may seek opportunities to recover any lost density through further 
intensification of any subsequent applications. In either instance, consultation 
with Town staff shall be required. 

4.17.14. NATURAL HERITAGE POLICIES 

4.17.14.1. GENERAL 

a) Determination of any natural feature boundaries or environmental study 
requirements will be identified during mandatory pre-consultation for Planning Act 
applications, or on permit application review for site or building expansions in 
cases where the lands are regulated under the Conservation Authorities Act as 
administered by the Niagara Peninsula Conservation Authority in accordance 
with Section 8 of the Official Plan. 
 

b) Determination of EIS requirements shall be based on Regional EIS Guidelines, 
with administration and approval authority responsibility having been set out in 
the Memorandum of Understanding between local and regional governments and 
the Niagara Peninsula Conservation Authority. 

 
c) Policies of Section 8 shall apply to natural heritage resources within the Spears-

High Pointe Secondary Plan Area. However, there are unique circumstances that 
need to be recognized as a result of existing conditions. There are a number of 
existing residential dwellings, an existing school (Garrison Road P.S.) and 
existing Draft Approved Plans of Subdivision, all of which pre-date locally 
significant wetland identification and implementation into the Townôs Official Plan. 
In light of these existing conditions, exceptions will be afforded respecting 
continued or approved use of select areas of buffer shown on Schedule ñSHP-3ò. 

 

d) The Spears-High Pointe Secondary Plan contains Environmental Conservation 
Areas, all of which are shown as an overlay designation on Schedule SHP-2 and 
further defined on Schedule SHP-3. The Environmental Conservation Areas may 
comprise any of the following components: 

 
a. Locally Significant Wetlands (LSW); 

 
b. Associated Buffer Area (typically 30m) adjacent to the LSW; and 
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c. Woodlands 

 

e) Policy 8.8.1.XXIV shall be referred to for direction regarding the relationship 
between existing draft approved plans of subdivision and natural heritage 
features. 

4.17.14.2. LOCALLY SIGNIFICANT WETLANDS 

a) Locally Significant Wetlands (LSWôs) are identified as an Environmental 
Conservation Overlay on Schedules SHP-2 and SHP-3, and are subject to the 
policies of Section 8 of this Plan and policies of this Section; 
 

b) Locally Significant Wetlands (LSWôs) are regulated under the Conservation 
Authorities Act as administered by the Niagara Peninsula Conservation Authority 
(NPCA). Applications for development within these features shall be highly 
discouraged and subject to Section 8 of this Plan; 

 
c) Any application received for development within an LSW shall require an 

Environmental Impact Study and Planning Justification demonstrating conformity 
with the Provincial Policy Statement, Niagara Peninsula Conservation Authority 
(NPCA) Land Use Planning Policy Document, Regional and Fort Erie Official 
Plans. The NPCA is the regulatory authority for LSWôs under the Conservation 
Authorities Act. 

4.17.14.3. ASSOCIATED BUFFER AREA 

a) Schedules SHP-2 and SHP-3 illustrate the LSW feature with two separate 
identities provided for the Associated Buffer as defined below: 
 

a. ñ30m LSW Buffer Overlayò is illustrating a complete 30m buffer around the 
perimeter of the LSW feature as identified by the Ministry of Natural 
Resources. This designation is provided for demonstration and shall serve 
as an overlay for reference when applications are received for any 
development activity on affected lands. The overlay reveals areas of 
underlying designation that represent, and are designated for, their 
existing / approved and accepted use. Non-environmental land uses 
identified under the overlay designation shall continue to be permitted and 
recognized through this plan and shall be zoned accordingly. Any new 
development on underlying lands such as building additions, accessory 
structures or minor grading works, may require permits from the NPCA. 
The Town in consultation with the Region and NPCA will pursue the 
establishment of waiving and scoping requirements and procedures for an 
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EIS to simplify the approval process while allowing development that 
safeguards the natural environment. 
 

b. ñRemnant Bufferò is a land use designation within the context of this plan 
and represents remaining ñintactò Buffer Area of the 30m required Buffer 
Area directly associated with the LSW feature. The Remnant Buffer is 
shown on Schedule SHP-3 and is an Environmental Conservation Area 
designation and subject to full regulation by the NPCA. Development 
within this designation shall be highly discouraged and may only be 
considered in accordance with Section 8 of this Plan and regulatory 
requirements of the NPCA. 

4.17.14.4. WOODLANDS 

a) Woodland features are found scattered throughout the Plan Area with some 
being associated with the LSWôs and others not. The woodlands are identified as 
part of the Environmental Conservation Overlay designation with an underlying 
primary land use identified therein; 
 

b) Development within the Woodlands, outside of LSWôs and associated Buffers, 
may require an EIS be prepared to the satisfaction of the Town, in accordance 
with Section 8 of this Plan and in consultation with the NPCA; 

 
c) The Town in consultation with the Region and NPCA will pursue the 

establishment of waiving and scoping requirements and procedures for an EIS to 
simplify the approval process while allowing development that safeguards the 
natural environment; and 

 
d) A Tree Preservation plan may be required to implement the recommendations of 

an EIS, or to protect trees identified as worthy for protection. 

4.17.14.5. ENVIRONMENTAL CORRIDOR, LINKAGE 

a) Schedule ñCò of the Official Plan illustrates conceptual Corridors throughout the 
municipality. The Spears High Pointe Neighbourhood Area contains the outer 
reach of one such corridor. The location is shown on Schedule ñSHP-3ò of this 
Plan and is illustrated towards the eastern end of the Plan Area between the 
major commercial area and residential interface. 
 

b) There is considerable existing development, including Garrison Road, where the 
corridor is illustrated. The appropriateness of a corridor in this area will be 
examined as part of an EIS for adjacent lands designated for development, as 
set out in Section 8.3.4 IV of the Official Plan. 
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4.17.15. SENSITIVE USES IN PROXIMITY TO QEW AND EMPLOYMENT 

LANDS 

a) The potential for elevated noise exists for some areas of residential within the 
Plan Area due to proximity of the Q.E.W. and proposed Employment lands. 
Appropriate measures may be required to mitigate excess noise to within 
acceptable MOE Guideline levels. 
 

b) Residential development bordering employment lands shall be designed in a 
manner so as to mitigate, or to assist in mitigating, any potential noise impact 
from employment uses. This interface area is generally along Bertie Street within 
the Plan Area and future residential use may be required to front Bertie Street 
with increased setbacks. Outdoor living areas should be situated to the rear of 
units along the south side of Bertie Street. 

4.17.16. TRANSPORTATION SYSTEMS (ROAD NETWORKS, ACTIVE 

TRANSPORTATION AND PUBLIC TRANSIT) 

a) The Transportation System is in reference to the various modes of transportation 
that can be made available to service the Spears High-Pointe Secondary Plan 
Area. The three components envisioned to service the Plan Area include the 
road network, the pedestrian/active transportation network and public transit 
routing. 
 

b) Council supports all modes of transportation and in order to address or provide 
for better means of implementing infrastructure requirements to support the 
Transportation Systems over the long term, review of current standards, or 
development of new standards may be required. 

4.17.16.1. ROAD NETWORKS 

a) The development of the road network in the Spears-High Pointe Secondary Plan 
shall generally be in accordance with Section 12.7 of the Town Official Plan. 
 

b) Improvements to the road system and road reconstruction shall be carried out in 
accordance with the standards adopted by Council pertaining to municipal roads, 
and Council will strongly consider the existing character of the neighbourhood 
when making road improvement decisions. 

 
c) It is not intended that all road improvement proposals will be undertaken in the 

immediate future, but the Town shall, in conjunction with the Region where 
required, prepare a detailed staging plan for road improvements and establish an 
order of priorities for such improvements. 
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d) New roads shown on Schedule ñSHP-4ò are ñconceptualò and their introduction or 
final location shall be determined through subsequent development applications. 

 
e) In addition to the existing collector roads within the Plan Area (Bertie Street, 

Pettit Road and Spears Avenue) and the arterial regional road (Garrison Road) 
along the Planôs southern boundary, the Town desires to establish a mid-block 
east-west neighbourhood collector road capable of providing a continuous 
internal traffic route through to either end of the Plan Area, without the need to 
access Garrison Road. Seymour Avenue represents the only possibility to 
achieve this goal and as such, the Town shall seek to provide for its extension in 
this role. 

 
f) A small portion of Alliston Avenue between Acton Avenue and Bertie Street is 

shown as a conceptual road. Conditions of an existing and related draft approval 
require a Transportation Impact Study be completed. Scoping of the study 
parameters should include a functional analysis on whether construction of this 
short connecting road provides any significant benefit, or relief on Spears Road 
traffic volumes. Should the analysis demonstrate negligible or marginal 
improvement to the overall impact on Spears Road, the Town may choose to 
have the use remain Open Space, as shown being the underlying designation on 
the Schedules to this Plan. 

 
g) The Town shall seek to provide cross connection to existing roads on the south 

side of Garrison Road wherever feasible and to reduce the instances of offset or 
misaligned intersections. 

 
h) Garrison Road is under the jurisdiction of the Region of Niagara. New road 

intersections and driveways access and egress require Regional approval.  
 

a. The Region of Niagara has indicated that Kraft Road to the south of the 
Plan Area will be the preferred location for any future traffic signalization. 
Traffic signals will require a warrant prior to commitment for their 
installation. 
 

i) Development occurring in the vicinity of the Kraft Road intersection shall have 
regard for design geometry to accommodate through traffic entering and exiting 
the Plan Area. 
 

j) The Town, in consultation with the Region, shall make final determination on 
whether truncating access of Spears Road to Garrison Road would occur 
following any successful alternate alignment with Kraft Road being implemented. 
When requesting Traffic Impact Studies resulting from development applications, 
modeling will be requested that demonstrates impacts of closing Spears Road, to 
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assist in determining an ultimate preferred intersection arrangement in this 
vicinity of Garrison Road. 

4.17.16.2. ACTIVE TRANSPORTATION 

a) Active Transportation shall be a consideration of Council as identified under 
Section 12.7.2 iv). 
 

b) Components of active transportation include on-road cycling lanes, off-road 
paths/trails and a comprehensive sidewalk network within the Plan Area, access 
to all common and frequent destinations or points of interest, such as parks, 
schools, commercial, YMCA, Town Hall skate park, arenaôs and transit stops. 

 
c) Schedule ñSHP-4ò illustrates components of the Active Transportation Network 

for the Spears-High Pointe Secondary Plan. 
 

d) The Town will take a leadership role in promotion of active transportation 
infrastructure when reviewing development applications and undertaking road 
improvements / reconstruction. 

 
e) Applications for development will be required to demonstrate how plans integrate 

and provide for the necessary infrastructure to facilitate active transportation in 
relation to adjoining uses, and how it contributes to the overall network for active 
pedestrian movement illustrated on Schedule ñSHP-4ò. 

 
f) At a minimum, all new or reconstructed roads within the Plan Area shall provide 

for a sidewalk on at least one side of the roadway where financially feasible. 
 

g) Any planning for public sidewalk construction will be subject of departmental 
review and confirmation. 

 
h) Collector roads within the Plan Area shall be planned to provide for sidewalks on 

both sides. Council may consider single side locations in part or in whole 
following departmental review and recommendation. 

 
i) Efforts to provide a primary and secondary network of sidewalks will be 

considered where increased frequency and use can be expected. This may 
include sidewalks in the vicinity of Garrison Road Public School, along collector 
roads, or linking to transit stops. Treatment to distinguish sidewalk hierarchy may 
be established to include increased surface width or promotion of increased or 
double row planting. 
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j) Wherever possible or practical, street lighting shall be provided on the same side 
of the roadway as the sidewalk and/or as described in the Town Street Lighting 
Policy. 

 
k) On-road bicycle lanes should be provided on collector roads within the Plan 

Area. Standard asphalt platform and lane widths may require review in 
conjunction with on-street parking restriction to facilitate a safe and functional on-
road cycling network.  

 
l) The Spears-High Pointe Secondary Plan contains natural environment features 

that may be suitable for accommodating pedestrian trail linkage. Opportunities to 
enhance the overall network through visual variety in a diversity of settings shall 
be encouraged. NPCA will be consulted when trails are proposed in regulated 
areas. 

 
m) Any trails associated with or located in Open Space or Natural Features Areas 

shall not be lit, thereby assisting in nocturnal wildlife corridor function. 
 

n) Determination of surface materials used on trail linkages will be determined on a 
site by site basis and in consultation with NPCA where applicable. 

 
o) Wherever possible, the Town and Region will work cooperatively in establishing 

linkages to broader regional active transportation infrastructure to further promote 
and extend the range and reach accessible by active transportation modes. 

 
p) Active Transportation and Public Transit use are complimentary modes of 

transportation. Provision of adequate pedestrian linkage should be available to 
and on transit routes. 

4.17.16.3. PUBLIC TRANSIT 

a) The Spears High-Pointe Secondary Plan shall be considered for regular service 
scheduling. As the community development progresses, the transit routing shall 
be regularly reviewed and updated to accommodate and promote public transit 
ridership from within the neighbourhood. 

 
b) The existing inter-regional transit hub situated at the northwest corner of 

Thompson and Garrison Roads (Walmart) shall continue to be promoted in 
conjunction with local transit initiatives in providing access to major urban centres 
within Niagara. 

 
c) A transit route schematic is illustrated on Schedule ñSHP-4ò, along with potential 

transit stops. Applications for development shall have regard for long term transit 
service needs, which may include consideration of driveway locations in 
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proximity to potential stop locations. Actual location and infrastructure 
requirements for transit stops will be reviewed on an application by application 
basis. Developers may be required to provide or assist in providing infrastructure 
requirements to accommodate transit or future transit.  

 
d) Long term transit planning shall have regard for locating potential transit stops 

using a typical 400m service area catchment model. 

4.17.17. PARKING POLICIES 

a) The hierarchy of roadways through their classification of either Arterial, collector 
or local, shall dictate whether on-street parking will be permitted. 
 

b)  When roads of are slated for reconstruction, consideration will be given to their 
intended classification within the Plan Area with respect parking provision. 

 
c) All local roads should be providing allowance for parking on at least one side of 

the road. Consideration shall be given with respect to sightlines and other safety 
related matters and where appropriate on-street parking may be restricted. 

 
d) Collector Roads will consider the provision of on-street cycling lanes as the 

primary use of curbside asphalt space, thereby restricting or prohibiting onstreet 
parking. In the event that a collector road is not identified for on-street cycling 
lanes, consideration may be given to provision of on-street parking on at least 
one side and subject to available platform width, both sides. Restrictions may be 
imposed given the higher volumes of traffic anticipated for a collector road and 
through the presence of transit service and transit stops, if applicable. 

 
e) Provision of on-site parking for intensified residential, commercial and mixed use 

along Garrison Road will be required. 
 

f) The Town may consider reduced parking requirements for mixed use 
development through site specific By-law Amendment when a parking study can 
demonstrate offsetting need for spaces during periods of use. 

4.17.18. CULTURAL HERITAGE POLICIES 

a) The Spears-High Pointe Secondary Plan Area contains two identifiable potential 
cultural heritage sites for consideration by the Municipal Heritage Standing 
Committee. The location of the sites are identified on Schedule ñSHP-2ò and are 
referred to as: 
 

a. Garrison Road Public School 
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b. Plato Loyalist Cemetery  
 

b) The Brigadier General Cruickshank residence is designated under Part 5 of the 
Ontario Heritage Act. Given the heritage designation of this site, no additional 
residential development is envisioned for this property. 

4.17.19. MUNICIPAL SERVICES POLICIES 

a) Municipal servicing shall be consistent with the policies of Section 12 of the 
Townôs Official Plan. 

 
b) Municipal services such as sewers, water, stormwater and public/private utilities 

will be provided, maintained and upgraded as necessary to accommodate the 
needs of existing and future development in the Spears-High Pointe 
Neighbourhood. 

 
c) Major sanitary works have recently been completed along Garrison Road that will 

facilitate sanitary servicing of the entire Spears-High Pointe Secondary Plan 
Area. All of the currently approved and future developments will be required to 
provide servicing plans that are consistent with the 2002 Town of Fort Erie 
Master Servicing Study and its April 2009 compendium Technical Memorandum 
Update prepared by Phillips Engineering Ltd. 
 

d) All new development shall require approval of a storm water management plans 
and/or drainage plans from the relevant approval authority to ensure storm water 
is effectively and properly managed to mitigate or alleviate flooding of adjacent 
and downstream properties during storm events. 

 
e) Locations for stormwater management facilities are illustrated on Schedules 

SHP-2 and SHP-3 and are considered approximate until such time that detailed 
engineering has confirmed location and size required for benefitting catchment 
areas within the Secondary Plan Area. 
 

f) Existing municipal water supply is available to service the Plan Area. All phasing 
or staging of development shall be encouraged to loop watermains wherever 
opportunity exists to do so 
 

g) Spears-High Pointe contains many smaller properties that could be considered 
for in-filling, consents or consolidations. Property owners and developers are 
encouraged to work cooperatively in establishing servicing plans that optimize 
potential for additional development through such means. 
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h) The Town may consider front-ending agreements when all other financing means 
have been demonstrated and exhausted. 
 

i) All new development within the Secondary Plan Area shall be developed with full 
municipal services. 
 

j) The Town shall expect up gradient property ownership to make financial 
contributions to the persons or entities having made the initial investment in 
infrastructure for proportionate SWM Pond volume and any incremental 
oversizing requirements with respect to sanitary and storm sewers. Such 
contributions may require execution of a separate agreement at an appropriate 
time following any successful applications for new development and prior to 
execution of required agreements with the Town of Fort Erie. 

4.17.20. UTILITIES 

a) Canadian Niagara Power has identified a possible need for a future distribution 
sub-station in proximity to, or within the Plan Area. Service area and network 
planning is largely dependent on demand. An optimal location for the substation 
will be determined at the earliest possible time to support the growth in the larger 
vicinity. 
 

b) Canadian Niagara Power shall work cooperatively with the Town and regulatory 
authorities in determining suitable locations that are compatible with existing and 
planned development, in effort to reduce or eliminate potential conflicts, 
 

c) Use of appropriate aesthetic treatments by all public and private utilities will be 
examined relative to site location and adjacent area land use. Efforts to minimize 
visual impacts on sensitive adjacent land uses will be required and may include 
landscape planting/screening, architectural treatments or combination thereof. 
Aesthetic mitigation requirements will be determined in consultation with the 
Town and on a site specific basis. 
 

d) Safety standards and separation requirements shall be strictly enforced when 
located close to residential development. 

4.17.21. NEIGHBOURHOOD GATEWAYS 

a) The Spears-High Pointe neighbourhood represents (in Part) the western gateway 
into Fort Erieôs Main Urban Area. The municipal offices and existing sign act as 
an effective major gateway feature into this urban area. Consideration on 
establishing minor gateway features at the various neighbourhood entry points 
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may be given in effort to identify and distinguish the neighbourhood from its 
southern neighbours (Crescent Park and Kraft neighbourhoods). 
 

b) Efforts to achieve minor gateways can be accomplished through such measures 
as minor architectural features at road intersections, landscaped treatments, 
decorative fencing, alone or in combination with one another. 
 

c) Identifiable minor gateway locations the Town has given consideration to are 
identified on Schedule SHP-4 and are described as being located at: 

 
a. Garrison Road bordering the major commercial development and the high 

density designation; 
 

b. Pettit Road at the northern most point of the Plan Area. 
 

d) Development occurring at these identified locations shall be encouraged to 
incorporate minor gateway features, in consultation with the Town, as part of the 
development proposals. Other areas may be considered during the development 
consultation and application stages. 
 

e) Should minor gateway features be considered for locations on or immediately 
adjacent to Garrison Road, the Town and/or developer shall consult with the 
Region in determining interest or requirements. 

4.17.22. INTERPETATION OF THE PLAN 

The Spears-High Pointe Secondary Plan (Official Plan Amendment No.8) consists of 

Sections 4.17.1 through 4.17.21, and Schedules ñSHP-1ò, ñSHP-2ò, ñSHP-3ò and ñSHP-

4ò. The text and Schedules of the Official Plan for the Town of Fort Erie continue to 

apply except where they are in conflict with, or are less restrictive than this Secondary 

Plan, in which case the text and maps of this Secondary Plan shall prevail. 

(Section 4.17 was introduced by By-law 2012-131, OPA #8) 
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SCHEDULE ñSHP-1òðBUILT BOUNDARY 
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SCHEDULE ñSHP-2òðLAND USE PLAN 
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SCHEDULE ñSHP-3òðOPEN SPACE & NATURAL HERITAGE PLAN 

 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 141 
 
 

 

SCHEDULE ñSHP-4òðTRANSPORTATION SYSTEMS PLAN 
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4.18. RIDGEWAY-THUNDER BAY SECONDARY PLAN 

4.18.1. PURPOSE 

The purpose of the Ridgeway Thunder Bay Secondary Plan is to provide a framework 
for a cohesive, complete community, providing opportunities for new development in 
and around the existing neighbourhoods while remaining conscious and sensitive to the 
established community as a whole. The framework is intended to provide clear direction 
in achieving subsequent goals and objectives.  

The Secondary Plan consists of a land use plan and related policies to guide 

development and other forms of renewal to ensure it is in keeping with the Townôs vision 

for this neighbourhood.  The Plan will provide and serve as the guide for planning 

activity for a planning period projected over the next 20 years and will be subject to 

amendments from time to time, as well as being included the Townôs 5 year review of its 

Official Plan. 

4.18.2. VISION 

The Secondary Plan is the result of comprehensive consultation. On initiation of 
strategic planning exercises fostered by the Townôs Neighbourhood Plan Program, 
agency and public engagement was conducted in the early phases of the 
Neighbourhood Planôs background research. The exercises included municipal and 
community Focus Group SWOC (Strengths, Weakness, Opportunities & Constraints) 
sessions, which generated the following Neighbourhood Plan Vision:   

ñOur vision for Ridgeway and Thunder Bay is a community steeped in the old and 
where its village character is maintained while meeting the needs of all 
neighbourhood residents.  In 20 years, Ridgeway/Thunder Bay is the best little 
town in Niagara, a great place to live life, work, play and visitò. 

The vision was derived and identified by participants, receiving Council endorsement in 
June 2009 by way of the Neighbourhood Plan approval, and has remained relevant in 
the preparation of this Secondary Plan. 

4.18.3. GOALS 

The goal of this Plan is to build off the vision established, treating it as our benchmark, 
and to implement a policy framework that strives to achieve the complete community 
concept. These goals can be met by providing for a variety of residential densities, form 
and heights, commercial, mixed use and open spaces, while also protecting significant 
natural environments and introducing enhanced commercial permitted uses to expand 
the potential for employment type uses and opportunities.  
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A complete community meets the diverse needs of its many residents and visitors 
including homeowners, businesspersons, shoppers, and tourists.  The Plan shall seek 
to establish areas and opportunities for intensification in key locations within the 
neighbourhood, remaining sensitive to the needs of all neighbourhood residents, 
businesses and citizens of this Town. Furthermore, it will provide guidance/criteria for 
further residential intensification. 

4.18.4. OBJECTIVES 

The main objectives of the Ridgeway-Thunder Bay Secondary Plan are to: 

a) Encourage new development and re-development that respects the unique 
history of the neighbourhood and is compatible with the existing built 
environment. Compatibility does not mean the same as. 
 

b) Encourage development that supports long term sustainability and provides 
livable, renewable environments for its residents and businesses. 
 

c) Support the commercial areas of the neighbourhood that provide the surrounding 
residential population with a variety of goods and services, as well as providing 
for the needs of tourists traveling through and to our community. 
 

d) Provide for a variety of housing alternatives at key locations throughout the 
neighbourhood with particular focus on intensification and provision for a full 
range of housing types in and around the downtown core area, along our primary 
transportation corridors and in locations that are well suited and served by our 
natural and open spaces areas, connected with pedestrian/trail networks and in 
proximity of recreational opportunities. 
 

e) New housing development and re-development will be integrated with existing 
built up areas, open spaces and natural heritage features.  Previously approved 
subdivision plans will be acknowledged within the neighbourhood planning 
context and developers of these plans shall be encouraged to work with the 
municipality in achieving the objectives of this Plan.  
 

f) Support retention of all waterfront property currently in public ownership, and 
application of existing policy to provide for the expansion of public ownership and 
use of waterfront lands in our community. 
 

g) Provide opportunities to embrace and enhance ñactive transportationò 
infrastructure through maintaining, creating and extending recreational trail and 
pedestrian networks that connect the community and give residents a healthy 
alternative in their transportation choices.  
 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 144 
 
 

 

h) Make the neighbourhood a friendly, walkable community that promotes 
pedestrian movement and active transportation. Place emphasis on community 
safety for all ages by providing sidewalks, bike lanes, speed and stop control on 
our shared roadways. 
 

i) Provide policy that recognizes and protects the interest and unique historical 
setting of the downtown core without limiting the ability of more contemporary 
commercial operations from establishing in other commercial areas of the 
neighbourhood. 
 

j) Establish Community Improvement funding programs that supports the BIA 
commercial and mixed use district efforts to enhance building stock within its 
boundaries.  
 

k) Encourage remedial efforts for brownfields within the community in order to bring 
renewal and a positive, healthy change for these locations. 
 

l) Provide a full range of housing choices that are coordinated with land use 
designations and densities that provide for suitable transition and gradation.  
 

m) Encourage development forms which are compact, to utilize urban land and 
services efficiently.  
 

n) Encourage land assembly that would result in more efficient and effective design. 
 

o) Promote conservation of natural areas together with sensitive development. 
 

p) Protect significant natural features such as Provincially Significant Wetlands 
(Mann Farm) with appropriate environmental protection designation, ensuring 
their ecological functions, benefits and contributions will be shared for future 
generations. 
 

q) Provide transit supportive design and density that will encourage and maximize 
ridership by making it convenient to access transit services. 
  

r) Promote an appropriate employment designation for lands within the 
Neighbourhood, in effort to foster light industrial/commercial activity in a small 
business park setting. 
 

s) Promote meaningful conservation of the neighbourhood built heritage features 
while ensuring standards for health and safety are not compromised and that in 
doing so, potential for renewal and redevelopment are not precluded.  
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t) Ensure that municipal infrastructure, such as water, sewers, storm water 
management facilities and public / private utilities are provided to adequately 
service the residents, businesses and institutions of this area. Promote housing 
development that will provide opportunities to meet with demographic and socio-
economic needs of the Town. A full spectrum of built form and tenure is 
encouraged if ñage-in-placeò practice is to be realized. 

4.18.5. RESIDENTIAL ï GENERAL  

a) Section 4.7 of the Townôs Official Plan contains policies for residential 
development within the Town and must be read in conjunction with the policies 
of this Secondary Plan and subsequent sections herein. 

 

b) Schedule ñRTB-2ò designates areas of residential land use within the Secondary 
Plan Area and the policies of the respective residential sections shall apply 
accordingly.  

 
c) The Plan provides for initial areas of Low and Medium density residential that 

promotes age-in-place opportunities, meets provincial intensification targets, 
supports the Downtown village environment and walkable communities. Other 
locations for increased densities will only be considered by demonstration of 
land use compatibility and compliance with the criteria provided for under 
Sections 13.10.2 and 4.18.7d).  

   
d) The Secondary Plan anticipates an additional 975 dwelling units with the 

projected increase in new residential population of approximately 2400 persons 
in the neighbourhood over the long term. Current population at the end of 2012 
is estimated to be 4500 persons. 

 
e) An appropriate level of affordable housing and senior citizenôs housing shall be 

considered by the Town when reviewing development applications proposed 
within the Plan Area, in keeping with Provincial Policy.  Such developments 
shall be integrated with other forms of housing rather than segregated and 
isolated in order to provide a more cohesive and inclusive neighbourhood. In 
doing so, the opportunities for age-in-place are also supported and extended to 
a broader socio-economic base. 

 

f) The Town will consult developers regarding intensifying their existing draft 
approved plans of subdivision, provided the locations are suitable for increase 
and consistent with locational criteria defined under Section 4.18.7d).  

 
g) Only through development activity where an EIS has been required will actual 

development potential be confirmed. Recognition that impacts may affect 
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ultimate unit yield shall be afforded to this Plan and the stated projections may 
change accordingly. 

 
h) Neighbourhood commercial uses may be considered in residential 
neighbourhoods provided they are in keeping with Section 4.7.4.2 of the Townôs 
Official Plan. 

4.18.6. LOW DENSITY RESIDENTIAL 

a) The lands designated on Schedule ñRTB-2ò as ñLow Density Residentialò shall 
be reserved for single detached, semi-detached and duplex dwellings and 
uses accessory thereto, and shall generally be governed by the Residential 
policies of Section 4.7 unless otherwise defined under this section.  

b) An overall target of not more than 80% Low Density residential yield shall be 
anticipated within the Plan Area. In effort to achieve this target, lower density 
dwellings should comprise not more than 60% of all new development. A Low 
Density range of up to 25 units per hectare will assist in this effort while also 
making efficient use of existing and proposed infrastructure and providing 
opportunities to diversify lower density housing stock.   

c) Schedule ñRTB-2ò provides for approximately 565 additional low density units, 
bringing the projected total for Low Density units to approximately 2430 over 
the long term. The yield reflects the existing lot fabric and anticipates retention 
of some larger existing residential lots. New or redeveloping lower density 
development can be expected to comprise smaller lot area and dimension. 
This will also make efficient use of infrastructure while broadening choice and 
affordability in the low density form over the course of the planning period. 

d) Areas of Low Density designation may be impacted by the Environmental 
Conservation overlay defined and described under policy 4.18.12.3 of this 
Plan. Development, redevelopment or expansion to existing use may require 
further environmental study prior to any approval being considered or granted 
in accordance with Section 8 of the Official Plan. 

4.18.7. MEDIUM DENSITY RESIDENTIAL 

a) The lands designated on the Schedule ñRTB-2ò as ñMedium Density Residentialò 
shall be reserved for multiple-unit structures (townhomes and apartment 
dwellings), their accessory uses and shall generally be governed by the 
Residential policies of Section 4.7 unless otherwise defined under this section. 
 

b) An overall minimum target of 20% Medium Density residential unit yield shall be 
anticipated within the Neighbourhood. In effort to achieve this target, medium 
density dwellings should comprise a minimum of 40% of all new development. A 
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Medium Density range of 25 to 75 units per hectare will assist in this effort while 
also making efficient use of existing and proposed infrastructure and providing 
opportunities to diversify medium density housing stock and form.  
 

c) Schedule ñRTB-2ò provides for approximately 410 new Medium Density units, 
bringing the total for projected Medium Density units to approximately 610 over 
the long term.  
 

d) Medium Density development is identified on Schedule RTB-2. Additional areas 
will also be considered by zoning by-law amendment for areas meeting one or 
more criteria as outlined below:  

1. within walking distance to the Downtown Core Mixed Use; 
2. within walking distance to the Gorham Commercial Gateway; 
3. preferably along arterial and collector roads within the Plan Area; 
4. in close proximity to amenity spaces such as Parks, Open 

Space/Trails or Natural Feature Areas. 
 

e) The Town shall encourage and may request medium density be included in 
proposals where, in the opinion of the Town, medium density is appropriate and 
meets with the identified locations defined in paragraph d) herein. 
 

f) Developers with existing draft approved plans of subdivision within the Plan Area 
will be encouraged to consider modifying their plans to incorporate medium 
density that is in keeping with the locational criteria described in paragraph d) 
herein. 
 

g) It is anticipated that the majority of the Medium Density unit yield will be in the 
form of ground-based dwellings such as street or block townhouse development. 
Low-rise apartment dwellings will generally be restricted to 4 storeys in height. 
Medium Density apartment building height beyond 4  storeys will only be allowed 
by Zoning By-law Amendment with required supporting studies such as a visual 
impact assessment or shadow study, where in the opinion of the Town such 
impacts may be realized, demonstration of compatibility and consideration of built 
heritage for areas adjacent to the downtown Core Mixed Use area.    
 

h) Areas of Medium Density designation may be impacted by the Environmental 
Conservation overlay defined and described under policy 4.18.12.3 of this Plan. 
Development, redevelopment or expansion to existing use may require further 
environmental study prior to any approval being considered or granted in 
accordance with Section 8 of the Official Plan.  
 

i) All Medium Density designated lands within the Plan Area shall be subject to Site 
Plan Control.  
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4.18.8. CORE MIXED-USE 

a) The lands designated as ñCore Mixed-Useò on Schedule ñRTB-2ò shall be 
reserved for a variety of retail and office uses, as well as residential uses. The 
Core Mixed Use areas are shown on Schedule ñRTB-2ò and shall generally be 
governed by the policies of Section 4.8 unless otherwise defined under this 
section.  
 

b) Section 4.8.1.III provides that Core Mixed Use areas will be identified through the 
Neighbourhood Planning Process.  
 

c) The Town recognizes the unique cultural and historical significance of the 
Downtown Ridgeway Commercial Core Area as being fundamentally and 
characteristically different than other commercial designations within the Plan 
Area. As a result a Core Mixed Use designation better reflects the current 
composition of uses and long term vision identified for this area. 
 

d) Existing stand-alone dwellings shall be permitted to remain while new residential 
stand-alone dwellings will not be permitted, with limited exceptions, such as 
replacement due to fire. 
 

e) The Downtown Core Mixed Use designation represents the traditional 
commercial core area and its associated residential components. Buildings 
existing in the core area are generally characterized as having been one of two 
distinct built forms. Firstly, ñpurpose builtò commercial or institutional uses of 
earlier years in the core areaôs growth and secondly, residential buildings that 
have been modified or adapted with commercial frontage as the commercial 
need grew into the residential areas of Ridge Road North, both north and south 
of the rail station (now the Village Square). The Town recognizes this village 
setting as being of fundamental value to the residents and business owners in 
the community. Efforts to retain and enhance this village setting are of primary 
interest to all stakeholders. 
 
Until such time that Urban Design Guidelines are approved, and in recognition 
that extensive streetscaping has been completed in the core area, the following 
site design and urban principles / guidelines should be acknowledged in 
submission and review for new development applications within the Downtown 
Core Area Mixed Use designation:   
 
Ridgeway Downtown Core Mixed Use 

i. The Downtown Core Mixed Use designation represents the 
traditional commercial core area and its associated residential 
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components. Buildings existing in the core area are generally 
characterized as having been one of two distinct built forms. Firstly, 
ñpurpose builtò commercial or institutional uses of earlier years in 
the core areaôs growth and secondly, residential buildings that have 
been modified or adapted with commercial frontage as the 
commercial need grew into the residential areas of Ridge Road 
North, both north and south of the rail station (now the Village 
Square). In either instance the building massing has been brought 
forward to the streetline and any new development along the Ridge 
Road North frontage shall be designed and situated to respect the 
existing streetline setbacks. 
 

ii. New development or re-development in the mixed use designation 
shall be encouraged to retain or improve (bring forward to the 
street) building setbacks in effort to maintain or frame the existing 
streetscape. In some instances minor setbacks are acceptable 
where adjacent buildings are presently withdrawn from streetline. 
However, new buildings should attempt to transition through an 
average setback of adjacent buildings. 
 

iii. New buildings purpose built for restaurant or tavern use may be 
allowed to setback for the purposes of creating patio space as part 
of their planned operations. Regardless, setbacks of more than 6m 
are discouraged to limit a punctured appearance of the street wall. 
 

iv. New or re-developed buildings within the Core Mixed Use 
designation should maintain an appropriate pedestrian scale within 
a village context and therefore buildings will provide a minimum of 2 
storeys and a maximum of 3 storeys with ñat-gradeò 
retail/commercial floor space only for the main level. At least one 
upper level shall provide for residential dwellings. Office uses can 
comprise a second floor of a 3 storey building.  
 

v. Building materials selected for new or redeveloping sites should be 
of high quality and provide some elements that can be related to 
other existing built form or heritage architecture from within the 
village area. Such efforts are not requiring complete replication of 
period architectural designs, but do respect and honour the 
traditional elements found in some of the older building stock. 
Examples would include:  

 

1. Use of cornice elements and sign banding that is consistent 
with adjacent buildings. 
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2. Use of cornice elements and/or bracketing defining the roof 
line 

3. Consistent upper level window rhythm that is balanced with 
adjacent buildings and respecting the commercial street 
window treatments. 

4. At-grade retailers are encouraged to provide ample glazing 
size and surface, offering good transparency at street level. 

5. Doorways should be clearly defined and easily accessible 
6. Appropriate signage should be provided on sign bands only 

and where permitted by by-law, use of limited sized 
projecting signage and awnings may be a consideration. 

 

vi. The guidelines are not meant to constrain new development to 
ñreplicateò or ñlookò old, but rather the guidelines encourage 
elements be included that ñrespectò old, so as to not offend the 
character of the current village. The village feel and character 
should be the first measure of design when new proposals are 
received and reviewed for permit or variance. 
 

vii. Buildings located on street corners are encouraged to present 
exposed facades that are of high quality in materials and detail. 
Architectural detailing of same quality should be applied to both 
street frontages. Depending on internal layout and structural ability, 
windows are encouraged for all levels exposed to the public realm. 
Rhythm of window openings on upper levels should be a 
consideration in conjunction with efforts to maximize glazing at 
street level. 
 

viii. Architectural detailing of the same quality should be applied to both 
street frontages of a corner unit.  
 

ix. The Village Square in the role of civic centrepiece shall be 
supported through careful consideration of adjacent buildings. New 
development or re-development on properties adjacent or opposing 
the Village Square and seasonal Farmerôs Market will be required 
to address these civic spaces as though corner lot conditions exist. 
  

x. New or re-development of properties adjacent to the Village Square 
and Farmerôs Market will be encouraged to provide additional 
pedestrian access out and onto these civic amenity spaces, 
leveraging the public realm to benefit and stimulate social 
interactions and commercial activity. Access to upper level office 
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space can also be focused onto the Village Square, while 
residential access should remain on the Ridge Road North street 
frontage, with secondary side or rear locations.  
 

xi. Ownership of the existing buildings within the Core Mixed Use 
designation are encouraged to maintain and enhance architectural 
attributes of buildings particularly those which reflect heritage 
components or elements that add to the authenticity of the village 
experience. 
 

xii. When considering site design for new or re-developing properties in 
the Core Mixed Use designation, residential parking in the rear or 
side yard in preferred and shall conform to municipal By-law 
requirements. 
 

xiii. Properties and buildings not located directly on Ridge Road North 
within the Core Mixed Use designation are encouraged to maintain 
high quality appearance and curb appeal to assist in shouldering 
the mixed use core and to extend the ambiance of the village 
setting.  
 

f) Bed and Breakfast establishments, as a Home Occupation, shall be permitted in 
existing detached residential dwellings within the Core Mixed Use designation, 
provided applicable zoning provisions can be met, including provision of 
adequate on-site parking and licensing.  
 

g) New development and redevelopment proposed on lands designated Core Mixed 
Use will be encouraged to locate close to the street frontage. 
 

h) New development in the Core Mixed Use designation shall provide at grade 
commercial uses only, and include a residential component on upper levels. 
Owners of existing buildings with suitable upper levels that can be converted for 
residential use shall be encouraged to do so, subject to applicable zoning 
provisions for such residential use (e.g. ï parking). 
 

i) The Town shall implement the appropriate zoning to reflect the Core Mixed Use 
designation, providing detail on permitted uses, regulation and applicable 
provisions.  
 

j) The Town shall seek to implement and administer funding programs to assist 
eligible properties within the RBIA, with programs such as Facade Improvement, 
Signage Improvement and potentially Interior Renovation for Conversation to 
provide for upper level residential.  



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 152 
 
 

 

 
k) Any existing buildings subject of conversion or addition for the purpose of mixed 

use shall require Site Plan Control and be subject to inspections to ensure 
Ontario Building Code standards have been met. 
 

l) The maximum height for buildings within the Core Mixed Use designations shall 
be 3 storeys (12m)   
 

m) Drive-thru facilities associated with restaurants, banks or any other type of 
commercial dispensary shall be prohibited within the Core Mixed Use 
designation. 
 

n) Residential associated with Core Mixed Use shall not be subject to minimum or 
maximum density range. Residential components will, however, be subject to 
minimum standards for dwelling unit sizes and any other applicable zoning 
requirements identified in the implementing zoning by-law, including being within 
a mixed use building that has a maximum 3 storey (12m) height maximum. 
 

o) Commercial floor space within the Core Mixed Use designation remains exempt 
from parking requirements; however residential components shall be subject to 
the general provisions of the Townôs Comprehensive Zoning By-law as amended 
from time to time. 
 

p) Residential units will be located on upper floors, reserving at-grade floor space 
for commercial use with limited exceptions such as retirement homes and 
existing stand-alone residential. 
 

q) The Town supports cultural festival activities within the Core Area as a means of 
stimulating commercial activity and continued vitality of this unique downtown 
environment. Artistic contributions may be suitable for consideration in the 
downtown area such as public art display or sculpture. Wall murals may be 
considered where appropriate that reflect cultural heritage of the village. The 
Town shall consult the RBIA with respect to having the RBIA develop a plan that 
supports public art exhibition and the associated administration of any such a 
program. Any introduction of wall murals shall not be used for commercial 
advertising.  
 

r) New automotive related uses are not permitted in Core Mixed Use areas. 
 

s) New at-grade commercial shall provide for full accessibility and barrier free 
design. 
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4.18.9. COMMERCIAL 

a) The lands designated as ñCommercialò on Schedule ñRTB-2ò shall be reserved 
for a variety of ñGeneral Commercialò retail and office uses. The Town 
recognizes the existing commercial concentration at the intersection of Gorham 
Road and Dominion Road (referred to as the ñGorham Commercial Gatewayò 
herein). This commercial district presents a more traditional highway commercial 
environment, which is separate and distinct from that of the Core Mixed Use 
designation of Downtown Ridgeway.  

b) There are additional, smaller areas of commercially designated lands within the 
Plan Area and together, all ñCommercialò designations will be generally subject to 
the policies of Section 4.9.2 of this Plan. 

4.18.9.1. GORHAM COMMERCIAL GATEWAY 

a) The development of more contemporary auto-friendly commercial site design 
and operation are directed to locate within the Gorham Commercial Gateway. 
The Gorham Commercial Gateway is situated at the intersection of the only two 
Regional Roads within the Plan Area. This location provides opportunities to 
serve both residents of the neighbourhood as well as commuter and seasonal 
residents of Ridgeway-Thunder Bay and the Crystal Beach neighbourhoods. 

 

b) Stand-alone commercial buildings, multi-unit and clustered commercial buildings 
are permitted within the Gorham Commercial Gateway and will be subject to 
urban design guidelines and on-site parking requirements, consistent with the 
general provisions of the Townôs comprehensive zoning by-law. Site specific 
zoning may be utilized where conflicts between existing zoning regulations differ 
from that of approved urban design guidelines, such as, but not limited to, 
setbacks and landscape buffering requirements. No less than 15% of the lot 
area shall be comprised of landscaped open space including planting strips with 
a focus on providing landscaped areas and enhanced treatment along the street 
frontage. 

c) Commercial operations that utilize drive-thru facilities as part of their operations 
would be permitted within the Gorham Commercial Gateway provided the 
design of such facilities does not impact on functional driveway and roadway 
operation. Site Plan Control shall ensure adequate maneuverability, stacking 
provision and placement does not create conflicts or interfere with site ingress 
and egress.  

d) Drive-thru operations shall be required to address such matters as visual and 
aesthetic impact on adjacent properties through site plan submission of building 
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elevation drawing in conjunction with landscaping plan detail and matching 
elevations.  

 

e) The potential for permitting uses that go beyond those typical of General 
Commercial may be appropriate for select areas within the Gorham Commercial 
Gateway. Any such uses must be included within a site specific zoning 
amendment. The intention of broadening the permitted uses is to offset the lack 
of designated employment lands within the Plan Area, to provide reasonable 
opportunities for very light, innocuous and compatible industrial/commercial 
type uses to locate and operate within the neighbourhood.  

 

f) The location identified for expanded uses is identified on Schedule RTB-2 and 
is described as being lands on the west side of Gorham Road, setback from 
the road allowance. The implementing zoning by-law shall be used to define a 
minimum setback from public roads and residential zones for buildings and 
associated parking that serve the expanded uses. Generally, buildings should 
be designed using a 30m minimum setback from a residential zone and 50m 
minimum from Gorham Road. 

 
g) The additional uses permitted would need to be classified as small scale in 

nature, with operations occurring in fully enclosed buildings or building units. 
Outside storage would not be permitted. Without limiting the generality of the 
types of additional uses, examples might include custom woodworking and 
cabinetry, commercial bakery, small courier or delivery depot and printing 
establishments. 

 
h) In areas of Commercial designation subject to the expanded use permissions, 

the Town may consider limited individual unit floor space maximums in effort to 
ensure small scale operations and provide for a range of users to locate within 
this designation.  

 

i) As the roads servicing the Gorham Commercial Gateway are under regional 
jurisdiction, the Region of Niagara shall be consulted in the preparation of 
Urban Design Guidelines with respect to their road allowances. 

 
j) Until such time that Urban Design Guidelines are approved, the following site 

design principles / guidelines should be acknowledged in submission and 
review for new development applications within the Gorham Commercial 
Gateway:   
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For Commercial located close to the roadways: 

i. Recognizing that considerable commuter and tourist vehicular 
traffic will continue to exist as a component of the overall consumer 
base, efforts to balance the need for access and parking with those 
of purely active transportation in origin must be given careful 
consideration; 

ii. Provide opportunities for buildings to extend towards the street 
frontage with provision of clearly identifiable pedestrian linkage and 
access to the site and buildings; 

iii. High quality building materials should be used for all facades with 
material, colour change and surface relief employed to visually 
break up large wall space. 

iv. Ample glazing should address the road and parking areas with 
articulating features such as awnings and bump-outs used to 
identify building or unit access points 

v. A variety of compatible colour and finishes should be considered for 
multi-unit commercial buildings; 

vi. Parking areas are encouraged to be located at the side and 
towards the rear of new commercial development, so as to not 
diminish pedestrian accessibility from the roadway; 

vii. Loading areas should be located at the rear of buildings; 
viii. Inter-site connectivity through mutual easements and agreements 

for vehicular and pedestrian traffic is encouraged to limit the 
amount of vehicular access points required from the roadway; 

ix. Incorporating site furniture such as benches and bicycle racks 
should be provided; 

x. An enhanced landscaping treatment along street frontages and 
pedestrian routes is required. Other treatments such as low, 
decorative fencing in combination with landscape plantings may be 
used to demarcate outdoor patios, but are discouraged for property 
demarcation; 

xi. A minimum of 15% landscaped open space for the properties in the 
Gorham Commercial Centre is required and should focus and direct 
landscaping towards the street frontage; 

xii. Pylon and pole signage should be contextually sensitive. Multi-unit 
commercial tenants are encouraged to utilize clustering on a single 
shared pylon or pole sign. 

xiii. Drive-thru operations should be designed to address such matters 
as visual and aesthetic impact on adjacent properties and public 
road allowances.  
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For Commercial uses located away from the public roadways (those 

with expanded permitted uses): 

xiv. Building materials and facades visually accessible from the public 
roadway should remain of high quality; 

xv. Foundation landscaping treatments shall be encouraged where 
visually accessible from the public roadway 

xvi. Units with roll-up bay doors should be designed so as to not be 
visible from the roadway and loading should remain in rear areas; 

xvii. Businesses with delivery or fleet vehicles should use rear area 
parking, reserving customer parking in front buildings or units; 

 

4.18.10. INSTITUTIONAL 

The lands designated on Schedule ñRTB-2ò as ñInstitutionalò shall recognize the existing 

institutional uses within the Secondary Plan Area and shall be reserved for a variety of 

public and institutional uses generally being governed by the Institutional policies of 

Section 4.12. 

4.18.11. OPEN SPACE 

a) The lands designated as ñOpen Spaceò on Schedule ñRTB-2ò shall be 
reserved for a variety of active and passive recreational use and other open 
space uses including storm water management. The policies of Section 4.13 
shall generally apply to lands designated as Open Space. 

Lands identified under an ñOpen Spaceò designation within the Ridgeway-
Thunder Bay Secondary Plan Area are further defined as provided below. 

4.18.11.1. OPEN SPACE ï PARKS (COMMUNITY, NEIGHBOURHOOD 

AND SPECIALIZED) 

b) The Town of Fort Erieôs Parks and Open Space Master Plan shall serve to 
generally guide the appropriate location and effective service area distribution 
for parks within the Secondary Plan Area. Applications for development shall 
have regard to the Master Plan and preferred park locations in their design 
plans. 

c) Parks are shown on most Schedules of this Plan. It shall remain the intention 
of the Town to pursue acquisition of adequate Parkland through dedication or 
other means afforded to the municipality through cash-in-lieu opportunities. 
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d) Town owned parks fall within three classifications as stated in the Parks and 
Open Space Master Plan. The following policies are intended to identify 
objectives of the Town as it relates to: 

 
Community Parks 

i. Crystal Ridge Park located in the northeast corner of the Crystal 
Beach Neighbourhood has traditionally performed the role of 
Community Park and Neighbourhood Park for both adjacent 
neighbourhoods and shall continue in this capacity with no new 
Community Park planned within the Ridgeway-Thunder Bay 
Secondary Plan Area.  

 
Neighbourhood Parks 

ii. The Town shall pursue new neighbourhood parkland through 
dedication from current development activity occurring in the 
vicinity of Thunder Bay Road / Maple Leaf Avenue (Ridgeway-
by-the-Lake and Ridgeway Shores Development areas) to 
service the south central area of the Secondary Plan  

 

iii. Additionally, neighbourhood parkland has also been identified on 
the schedules of this Plan, located north of the Bertie Public School 
in the northern portion of Ridgeway. Dedication will be pursued as 
the preferred method of acquisition resulting from any development 
applications by area owners with additional lands acquired where 
necessary from cash-in-lieu contributions. 

 
iv. Neighbourhood Parks are an important component of the overall 

Open Space network within the Secondary Plan. Neighbourhood 
Parks are considered points of interest or walkable, bikeable 
destinations for residents within the Plan Area and therefore, 
should be given priority in terms of connection to the overall 
network. Wherever possible, the provision of active transportation 
infrastructure to support pedestrian access to Ridgeway Lions Park, 
Bill Connolly Field and future neighbourhood parks shall be 
considered and addressed through new development applications, 
capital projects and capital replacement budgeting. 

 

Specialized Parks 

v. Ridgeway-Thunder Bay provides several Specialized Parks within 
and straddling it boundaries. More specifically, Shagbark Nature 
Area, Maple Leaf Park (waterfront), Bernard Avenue Beach 
(waterfront) and the Friendship Trail. Each of these specialized 
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parks provides public with opportunities for unique passive 
recreational pursuits and will be protected for the enjoyment of 
future generations.  

vi. In addition, the Village Square in the heart of downtown Ridgeway 
acts as a focal point and transitional node or hub between civic 
culture and the active/passive recreational culture associated with 
the Friendship Trail. This unique specialized park space shall be 
promoted and supported by the Town and RBIA as a means of 
stimulating social interaction and commercial activity of residents 
and visitors year-round.  
 

vii. Opportunities for additional waterfront road allowances to be used 
for Specialized Park purposing will be considered by the Town to 
permit continued public access to the waterfront. Such initiatives 
are consistent with the Townôs corporate strategic planning 
concerning public waterfront access.   

4.18.11.2. OPEN SPACE ï LINKAGE 

a) The Town supports linkage opportunities that assist in providing improved 
pedestrian access to points of interest such as the downtown core area & village 
square, neighbourhood and community parks, schools and public waterfront 
spaces.  

 
b) The Town shall make every effort to ensure publicly accessible linkage 

opportunities are protected and accessible when new development or re-
development is proposed within the Plan Area.  

 

c) Road allowances not presently improved within the Plan Area may be 
considered by the Town for pedestrian linkage. The Town supports creation of a 
pedestrian trail linkage on un-travelled portions of Wells Avenue (from Evadere 
to Hyman) as a means of providing more direct pedestrian connection from the 
Friendship Trail to the waterfront. By extension, such linkage also creates a core 
pedestrian linkage to Ridgewayôs Downtown Core area for many residents in the 
Thunder Bay neighbourhood area. In general terms, this north-south connection 
is an excellent asset for active transportation. 

 
d) Trail development through select Environmental Area designations identified on 

Schedules RTB-3 and RTB-3a is considered desirable by the Town. The Town 
may pursue trail network connectivity where feasible to do so, in consultation 
with the Niagara Peninsula Conservation Authority and/or MNR, in effort to 
provide for an enhanced open space network within a variety of different natural 
settings for natural heritage education and passive recreational enjoyment.  
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e) Landscaping treatment and maintenance requirements for linear public linkage 

will be determined by Town Parks & Open Space staff in consultation with 
Operations staff. Some areas may be best suited in a naturalized state and 
others may be preferred in a maintained park like setting. 

 
f) The Town may consider, acquire or become the benefactor of land for linkage 

purposes; however, the Town is under no obligation to purchase or accept lands 
for linkage that, in the opinion of the Town, does not serve to provide opportunity 
for long term continuous or contiguous connection. Linkage opportunities will be 
reviewed on an ongoing basis by the Town during secondary planning and 
individual application submissions. 

 
g) Linkage opportunities are represented on Schedules RTB-3, 3a and 4 of this 

Plan and illustrate a preferred series or network of connection. Pedestrian 
linkage for the purposes of this Secondary Plan can be comprised of sidewalks, 
multi-class paved, un-paved and naturalized trails systems. 

4.18.11.3. OPEN SPACE ï PUBLIC WATERFRONT 

a) Policy 4.13.4 shall continue to apply with respect to the Lake Erie shoreline 
within Ridgeway-Thunder Bay. 

b) The public waterfront represents an important component to the overall open 
space network with respect to broader community interests. The publicly 
accessible waterfront areas are destinations for many residents and visitors 
from beyond Fort Erieôs boundary. The Town shall remain diligent in protecting 
its public waterfront property and related points of access. Additional waterfront 
lands shall be received through the implementation of existing Town policy. 

 
c) The Town shall ensure that available parking areas associated with waterfront 

access locations are optimized. The Town will continue to monitor area on-
street parking to ensure pedestrian safety and passable conditions are 
maintained. The Town may consider restrictions to on-street parking in areas of 
high pedestrian traffic and crossing movement for safety and improved 
sightlines.   

4.18.11.4. OPEN SPACE ï STORM WATER MANAGEMENT (SWM) 

a) Lands identified as ñOpen Space - Storm Water Managementò (SWM) within the 
Plan Area serve to provide quality control and volume storage as a result of 
development. These SWM facilities are functional components of the overall 
catchment areas they receive surface drainage from and are not considered 
suitable as active park space for structured recreational purposes. There is an 
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inherent hazard or flood risk associated with their function and as a result, 
design of these facilities may require they be fenced for public safety and 
protection. If options are made available to design in a manner acceptable to 
approval authorities, efforts to reduce or eliminate fencing requirements should 
be explored.  

b) Opportunities for SWM facilities to be designed in a manner that provides for a 
naturalized setting should be considered, provided access and maintenance 
requirements are not impacted.  

 
c) New subdivision development will require appropriate studies to assess and 

demonstrate management of stormwater flows so as to not impact on 
downstream capacity as a result of increased hard surface run-off. 

 

d) New development not required to provide SWM ponds shall demonstrate 
acceptable levels of on-site containment and regulated run-off achieves pre and 
post run-off conditions for the respective drainage area. 

 
e) SWM Management reports and detailed engineering shall require approval of 

relevant authorities including the Town and Niagara Peninsula Conservation 
Authority. New Stormwater Management Facilities (ponds) will require an 
Environmental Compliance Approval form the Ministry of Environment.  

 
f) Existing and proposed SWM facilities are shown on Schedules ñRTB-3, 3a and 
4ò. Proposed SWM ponds shall be considered approximate until detailed 
engineering at the development stage can more precisely define limits and 
location of the designation. 

 
g) Following detailed engineering analysis, should proposed storm water 
management facilities identified as ñOpen Space (SWM)ò on the Schedules to 
this Plan be relocated, shift or have their area requirement diminish, the 
subsequent implementing designation shall be interpreted to be the adjacent 
developable land use designation.  An amendment will not be required provided 
the changes are not substantive and are the result of detailed refinement. 

 

4.18.12. NATURAL HERITAGE 

4.18.12.1. GENERAL 

a) Policies of Section 8 shall apply to all Natural Heritage resources within the 
Secondary Plan Area. Section 8 provides comprehensive policy coverage for 
all relevant environmental features within the Plan Area and shall be relied 
upon for guidance when development is being considered in, or within defined 
proximity to environmental features or sensitive areas.  
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b) Determination of any natural feature boundaries or environmental study 

requirements will be identified/confirmed during mandatory pre-consultation for 
Planning Act applications, or on permit application review for site or building 
expansions in cases where the lands are regulated under the Conservation 
Authorities Act, as administered by the Niagara Peninsula Conservation 
Authority, and in accordance with Section 8 of the Official Plan. 
 

c) Determination of EIS requirements shall be based on Regional EIS Guidelines 
with administration and approval authority having been set out as per the 
Memorandum of Understanding (MOU) between local and regional 
governments and the Niagara Peninsula Conservation Authority.  
 

d) There may be unique circumstances that need to be recognized as a result of 
existing conditions, such as existing dwellings within wetland buffers and lots 
of record within hazard lands. Any such unique circumstances will be identified 
and discussed if and when a planning application or building permit application 
is filed with the Town and/or having been identified during pre-consultation. 
Determination of the applicable approval authority will be dependent on the 
nature of the existing condition and the environmental designation or 
constraint impacted. The MOU will be referenced in determining approval 
authority.  
 
Lands impacted by natural hazards regulated by the NPCA will be subject to 
regulatory controls under the NPCAôs ñRegulation of Development, 
Interference with Wetlands and Alterations to Shorelines and Watercoursesò 
(O.Reg 155/06), as amended from time to time. 
 

e) Schedule RTB-2 of the Ridgeway-Thunder Bay Secondary Plan illustrates 
areas of Environmental Protection designation. These areas are identified on 
Schedules RTB-3 and RTB-3a, and are further broken down to illustrate the 
specific natural components.  
 

f) The Ridgeway-Thunder Bay Secondary Plan also contains Environmental 
Conservation Areas, all of which are shown as an overlay designation on 
Schedule RTB-2. Development may be permitted in an Environmental 
Conservation Area subject to an EIS having been conducted and the Terms of 
Reference approved prior to initiating the EIS by the applicable approval 
authority.  
 

g) Policy 8.8.1.XXIV shall be referenced for direction regarding the relationship 
between existing draft approved plans of subdivision and natural heritage 
features. 
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4.18.12.2. ENVIRONMENTAL PROTECTION AREA 

a) Environmental Protection Areas are comprised of Provincially Significant 
Wetlands (PSWôs) and lands subject to natural hazard conditions as described in 
Section 8.2.4. 
 

b) PSWôs are identified on Schedules RTB-2 and RTB-3. All PSWôs are designated 
as Environmental Protection.  
 

c) The Plan Area contains several locations where PSWôs are identified. The most 
notable being located generally south of Dominion Road, east of Prospect Point 
Road North, west of Maple Leaf Avenue North and north of the former golf 
course along Thunder Bay Road. The friendship Trail bisects the feature just 
north of its centre. This large feature is referred to locally as the Mann Farm.  
 
The northern portion of this Environmental Protection Area, being those lands 
north of the Friendship Trail is currently in public ownership. South of the 
Friendship Trail, a portion at the very southern region is being dedicated to the 
Town through the Draft Plan Approval process (Ridgeway Shores). The 
remaining central region of the Environmental Protection Area remains in private 
ownership. Acquisition of this central portion by a public entity should be explored 
to continue to provide long term protection for this large ecological feature in the 
heart of the Secondary Plan combined with educational opportunities through 
appropriate trails approved by the relevant approval authorities.  
 

d) Three additional locations containing PSW designation are identified on 
Schedule RTB-3. The first being in the northwest corner of the Plan Area, 
southeast of the Nigh Road and Gorham Road intersection. The second is 
located at the westerly most limit of the Plan Area, adjacent to the Gorham 
Commercial Gateway and lastly, in the southeast, adjacent to the Shirley Road 
Pumping Station. In all instances the Environmental Protection designation has 
been applied and long term protection shall be afforded. 
 

e) The Ministry of Natural Resources (MNR) establishes the boundaries of wetland 
features and considers the evaluations to be open files. Property owners who 
wish to have wetland boundaries re-evaluated have the opportunity to do so in 
consultation with the MNR. The NPCA will provide guidance to the owner in 
establishing discussions with local MNR representatives if desired. Property 
owners should recognize that wetland features may change over time and may 
increase or decrease in size and will be evaluated as such by the MNR. 
 



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 163 
 
 

 

f) Schedules RTB-2 and RTB-3 illustrate the PSW feature and the 30m buffer area 
associated with the feature. Development within the buffer area is regulated by 
the NPCA and generally not permitted unless approved by the NPCA.  
 

g) The 30m buffer adjacent to the PSWôs is represented by a line on the Schedules 
and also illustrates an underlying land use designation. This underlying land use 
designation does not constitute or secure development rights or potential without 
pre-consultation with the NPCA and Town on a supporting EIS and the EIS 
having been completed and accepted by the NPCA.  
 

h) Notwithstanding paragraph a) and c) herein, Section 4.18.12.1c) recognizes 
there may be unique circumstances for existing development in PSW buffer 
areas, in which case, the need for an EIS will be determined through consultation 
with the Town and NPCA and will be subject to NPCA regulations in effect, as 
amended from time to time.  
 

i) Natural Hazards are reflected on Schedules RTB-2 (contained within the 
Environmental Protection designation) and further broken down on Schedule 
RTB-3 and RTB-3a. The policies of Section 8 shall apply to Natural Hazards 
identified within the Ridgeway-Thunder Bay Secondary Plan Area. 

4.18.12.3. ENVIRONMENTAL CONSERVATION 

a) Environmental Conservation Area designation comprises wooded areas over 2.0 
ha. and the most sensitive of natural areas identified by the Townôs Natural Areas 
Inventory. The Environmental Conservation Area designation is an overlay and is 
shown on Schedules RTB-2. 
 

b) When an EIS is required, the Regionôs guidelines will be followed. The guidelines 
contain requirements and procedures for scoping and waiving studies. The 
applicable approval authority shall have regard for the requirements in to simplify 
the approval process while allowing development that safeguards the natural 
environment. 
 

c) A Tree Preservation Plan may be required to implement the recommendations of 
an EIS, or to protect trees identified as worthy for protection. Requirements for a 
Tree Preservation Plan will be identified in conditions of draft plan or site plan 
approval. 

4.18.12.4. ENVIRONMENTAL CORRIDORS 

a) The policies of Section 8.3.4.IV of the Official Plan shall generally apply to 
Environmental Corridors shown on the Secondary Plan Schedules.  
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b) Schedule ñCò of the Official Plan illustrates conceptual Corridors throughout the 
municipality. These corridors represent a higher level linkage and are intended to 
demonstrate where provision of wildlife and avian routes may be considered for 
enhancement. The feasibility of enhancement should be examined as part of a 
development application process. The Ridgeway-Thunder Bay Secondary Plan 
Area contains several such corridor routes, which are shown on Schedule ñRTB-
3ò of this Plan. 
 

c) There is a considerable amount of existing development along portions of these 
Environmental Corridor routes within the Plan Area. Where feasible, any 
proposals for new development may be requested to address how these routes 
could receive enhancement to assist in wildlife movement. 

4.18.13. TRANSPORTATION SYSTEMS (ROAD NETWORKS, ACTIVE  

  TRANSPORTATION AND PUBLIC TRANSIT) 

a) The Transportation System is in reference to the various modes of transportation 
infrastructure that exists or can be planned to be made available to service the 
Ridgeway-Thunder Bay Secondary Plan Area. The three components envisioned 
to service the Plan include the road network, the pedestrian/active transportation 
network and public transit routing. 

b) Transportation systems are shown on Schedule RTB-4 of this Plan 

c) Council supports all modes of transportation and in order to address or provide 
for better means of implementing infrastructure requirements to support the 
Transportation System over the long term, review of current standards, or 
development of new standards may be required and prioritizing maintenance, 
construction and improvement will be considered annually through capital 
budgeting and through development application activity.  

d) It is recognized that major infrastructure projects can take time to coordinate and 
finance. The Town will seek opportunities for funding program assistance from 
other levels of government when made available; to assist in expediting 
transportation related capital projects. 

4.18.13.1. ROAD NETWORKS 

a) The development of the road network for the Ridgeway-Thunder Bay 
Secondary Plan shall generally be in accordance with Section 12.7 of the 
Town Official Plan. 

b) Council will strongly consider the existing character and needs of the 
neighbourhood when making road improvement decisions. 
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c) The existing road networks within the Plan Area are generally developed in 
terms of travelled passage. The historical grid of road allowances strongly 
represents in the built environment. There are a few road allowances that have 
remained unimproved and may be considered for alternate purposes relating 
to active transportation, trail network development and pedestrian connectivity, 
prior to any determination on whole or part of the unimproved road allowances 
being considered surplus. 

d) There are generally three categories of roadway hierarchy in the Plan Area. 
Two Regional arterials (Gorham Road and Dominion Road), four Town 
collectors (Ridge Road, Burleigh Road, Bernard Avenue and Thunder Bay 
Road). All remaining roads would classify as local roads. More recently, 
private roads are being constructed in association with condominium 
development; however, these roads remain private and are the responsibility 
of their respective ownership.  

e) Schedule RTB-4 illustrates the hierarchy of roads and any new development 
application shall have regard for ultimate road allowance widths in design and 
zoning setback regulation.  

f) The Plan illustrates ñconceptualò roads on portions of the Plan. These 
conceptual roads are provided as a guide for the purposes of demonstrating 
efficient use of potentially developable land. Any proposals for areas with 
conceptual roads shown may supply alternate designs, however development 
proposals must also demonstrate the effective use of land and connectivity to 
the existing surrounding road network. Amendment of this Plan would not be 
required. 

g) The Region of Niagara determines ultimate road allowance width for roads 
under its jurisdiction. The Region will be circulated with respect to any 
application for development respecting Dominion and Gorham Roads, at 
which time final determination on provision of any widening requirements will 
be identified. 

h) Town collector roads seek to establish an ultimate width of 23m and local 
roads are to seek a 20m road allowance. It is recognized these desired widths 
may not always be practical or obtainable. Determination of municipal road 
widening will be reviewed by the Town at the time of application submission or 
during road reconstruction/improvement projects. 

i) Road widening and daylighting requirements shall be in keeping with the 
policies of Section 12.7.4. 

j) New road connections should be aligned with opposing roads or major 
driveways whenever possible. 
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k) New road intersections and driveways connecting to Gorham Road and 
Dominion Road shall require Regional approval. 

l) The Town considers a future road connection linking Yacht Harbour Road with 
North Shore Drive desirable. This conceptual connection is shown on the 
Schedules of this Plan. Until such time that an appropriate solution can be 
determined for connection between the private and public roads, the 
construction of the connection will not be pursued. 

4.18.13.2. ACTIVE TRANSPORTATION 

a) Active Transportation shall be a consideration of Council as identified under 

Section 12.7.2 iv). 

 

b) Schedule ñRTB-4ò illustrates components of the Active Transportation Network for 

the Ridgeway-Thunder Bay Secondary Plan.  

 

c) Components of active transportation include on-road cycling lanes, off-road 

paths/trails and a contextually sensitive neighbourhood sidewalk system within 

the Plan Area to facilitate a safe and healthy alternative to vehicular travel and 

reliance.  

 

d) The Town will take a leadership role in promotion of active transportation 

infrastructure when reviewing development applications and undertaking road 

improvements / reconstruction. 

 

e) The Friendship Trail is a tremendous active transportation asset, not just locally 

or municipally, but as part of a regional system (Greater Niagara Cycle Route). 

Whenever practical or feasible, additional pedestrian network connection should 

be considered to further enhance the Friendship Trailôs catchment and access. 

 

f) Frequent destinations or points of interest, such as Ridgewayós Village Core, the 

Gorham Commercial Gateway, schools, parks and waterfront should be given 

priority for connection when considering annual budget allocation. Connections 

with established transit routes may also be considered where feasible.  

 

g) Where applicable, applications for development will be required to address and 

demonstrate how plans may integrate and provide for the necessary 

infrastructure to facilitate active transportation in relation to the overall network 

illustrated on Schedule ñRTB-4ò. 
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h) At a minimum, all new or completely reconstructed roads within the Plan Area 

shall provide for a sidewalk on at least one side of the roadway where financially 

feasible.  

 

i) Consideration shall be given to provision of active transportation infrastructure 

contained within regional and local roadways during major reconstruction 

projects. Subject to available funding, bicycle lanes as identified on RTB-4 should 

be a consideration when resurfacing projects are being undertaken. 

 

j) Collector roads within the Plan Area shall be planned to provide for sidewalks on 

both sides. Council may consider single side locations in part or in whole 

following departmental review and recommendation.  

 

k) Wherever possible or practical, street lighting shall be provided on the same side 

of the roadway as the sidewalk and/or as described in the Town Street Lighting 

Policy. 

 

l) On-road bicycle lanes should be considered for Thunder Bay Road in effort to 

provide safe cycling access to the waterfront parks and a more southerly east-

west route that parallels the service area of the Friendship Trail. Additional 

linkage from the Friendship Trail to Thunder Bay Road should also be 

considered. Prospect Point Road North may be suitable to serve in such a 

capacity, preserving on-street parking in the downtown core area of Ridge Road 

North. Ultimately, bicycle lanes on Bernard Avenue would create a loop serving 

the vast majority of the Thunder Bay area. 

 

m) Portions of the un-opened Wells Avenue road allowance should be considered for 

active transportation linkage from the Friendship Trail southward towards the 

waterfront. This central location is well situated to serve both residents and 

recreationalists.  

 

n) The Plan Area contains natural environment features that may be suitable for 

accommodating pedestrian trail linkage. Opportunities to enhance the overall 

pedestrian network with visual variety in a diversity of settings shall be 

encouraged. The NPCA will be consulted when trails are proposed in regulated 

areas. Efforts to connect the Shagbark Nature Area with the core area PSW 

(Mann Farm) south of Dominion Road and Friendship Trail shall be encouraged. 
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o) Any trails associated with, or located in, Natural Features and Open Space areas 

(excluding some park designations) shall not be lit, thereby assisting in nocturnal 

wildlife corridor function. 

 

p) Type of surface materials used on trail linkages in the area natural features will 

be determined on a site by site basis and in consultation with NPCA and/or MNR 

where applicable.  

 

q) Wherever possible, the Town and Region will work cooperatively in establishing 

linkages to broader regional active transportation infrastructure to further promote 

and extend the range and reach accessible by active transportation modes. 

 

r) Active Transportation and Public Transit use are complimentary modes of 

transportation. Wherever feasible, provision of pedestrian linkage to established 

transit routes shall be encouraged. 

4.18.13.3. PUBLIC TRANSIT 

a) The Ridgeway-Thunder Bay Secondary Plan presently receives regular transit 

service on a fixed schedule. As development activity increases and population 

within the Plan Area increases, regular review of the service area routing is 

encouraged with a goal of expanding coverage and increasing ridership. 

 

b) Connection to regional transit service is not presently available in Ridgeway-

Thunder Bay. The current hub for regional transit connection is located at the 

major commercial (Walmart) shopping district at Thompson and Garrison Roads 

(Spears-High Pointe Neighbourhood). Opportunities for regional transit 

connection shall be encouraged and promoted in conjunction with local transit 

initiatives in providing access to and from major urban centres within Niagara.  

 

c) Although not shown on Schedule ñRTB-4ò, and considered to be a longer term 

objective, the Gorham Commercial Centre should be promoted for a regional 

transit hub with local transit connection when regional service levels are capable 

of expansion. This would also provide the Crystal Beach Neighbourhood with 

improved access to regional transit, and depending on routing in relation to the 

QEW, potentially connecting Stevensville as well. The Town shall work 

cooperatively with the Region on matters relating to improved regional transit 

connectivity for its residents.  
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d) Current local transit routing is illustrated on Schedule ñRTB-4ò. Although not 

illustrated on the Schedule, future consideration of expanding the local transit 

network shall consider Thunder Bay Road and Bernard Avenue for service 

delivery, providing Thunder Bay residents with a transportation alternative and 

serving the general public with more direct access to public waterfront areas.  

 

e) Applications for development shall have regard for transit route service needs. 

Actual location and infrastructure enhancements for transit stops will be reviewed 

on an application by application basis. Developers may be required to provide or 

assist in providing infrastructure to accommodate transit or future transit. 

 

f) Long term local transit planning shall have regard for locating potential transit 

stops using a typical 400m radius service area catchment model. 

4.18.14. PARKING 

a) The majority of the Secondary Plan Area is largely low density in character with 
most residences providing adequate on-site parking. On street parking in the 
majority of the residential areas has not been considered problematic. 
 

b) The Town shall monitor on-street parking in popular areas such as Bernard 
Beach and Maple Leaf Beach, where seasonal influx may result in increased 
concerns. The Town may recommend restrictions to alleviate any safety issues if 
deemed appropriate.  
 

c) When streets with sufficient road allowance width are identified for reconstruction 
in popular areas, consideration will be given to the provision of a full parking lane 
on at least one side of the street wherever feasible. 
 

d) The Town shall continue to monitor and consider additional opportunities for 
public parking provision in the Downtown Ridgeway commercial district. The 
Town shall consult with the Ridgeway BIA on a regular basis respecting parking 
concerns and work cooperatively in seeking resolution to persistent impacts. 
Area residents shall be encouraged to use active transportation when accessing 
the core area, reserving available parking for visitor and tourist traffic. 
  

e) Should the Town seek to provide additional public parking within downtown 
Ridgeway, on-street opportunities in the vicinity of the core shall be maximized 
first and prior to consideration of a new public parking lot. The Town may initiate 
a parking study prior to any commitment for new lot construction. The Town shall 
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however, continue to investigate and identify suitable locations for public lot 
provisions in the event that increased demand warrants action. 
 

f) Any new municipal or private parking areas shall be designed and constructed in 
a way that provides adequate screening and landscape buffering where abutting 
residential properties. 
 

g) Parking in the Gorham Commercial Gateway will be required to be provided on-
site for commercial development, taking into account any approved urban design 
guidelines when commercial site design is first being considered. 
 

h) Landscaped areas will be requested for large parking lots, particularly where they 
are adjacent to Gorham Road, Dominion Road or adjacent residential use. 
Landscaping requirements shall be focused along the road frontages and shall 
provide for generous landscaped buffering and planting strips between the 
roadway and parking areas, using high quality materials and plant stock. No less 
than 15% of the lot area shall be comprised of landscaped open space including 
planting strips. 
 

i) Parking area lighting shall be of adequate levels to ensure pedestrian safety 
while having regard for any adjacent residential uses. Spillover lighting from 
parking lot lighting onto adjacent properties shall be avoided. 
 

j) As predominant road frontage in the Gorham Commercial Gateway gain access 
to regional roads, the Region will be required to approve ingress/egress 
locations. Inter-lot connections by way of mutual access easements and 
agreement are encouraged to limit the amount of driveways and enhance the 
landscaping abilities afforded with broader, contiguous boulevard lengths. 

4.18.15. CULTURAL HERITAGE 

a) All matters of Cultural Heritage shall be consistent with Section 11 of this Plan. 
 

b) The Town recognizes the unique cultural and historical significance of the 
Downtown Ridgeway Commercial Core Area as being fundamentally and 
characteristically different than other commercial designations within the Plan 
Area. Together with the residential in the immediate vicinity, the Ridgeway 
downtown displays cultural heritage characteristics that need to be considered in 
the event that new or re-development is proposed in the downtown area.  

 
c) In developing Urban Design Guidelines for Ridgewayôs downtown, the Town will 

ensure guidelines address cultural and historical elements that should be 
maintained and enhanced in effort to strengthen the village character.  
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d) The Secondary Plan Area contains a number of properties that are either 
presently designated under the Ontario Heritage Act, or have been identified by 
the Town to be of interest and subsequently added to the Municipal Registry for 
consideration on designation. The majority of these properties are located in or 
within close proximity of the downtown Ridgeway core, generally being the area 
that best reflects the heritage character of the community. The Town has relied 
on voluntary designation of heritage properties and shall continue to act in this 
manner. The Town encourages designation of such properties and will work 
cooperatively with ownership in effort to facilitate designation. 

 

e) Schedule ñRTB-2ò identifies the location of properties that are either designated 
or listed on the Municipal Registry. The Fort Erie Museum and Cultural Heritage 
Committee shall continue to advise Council on matters of Ridgeway-Thunder 
Bayôs built heritage and from time to time, may recommend for Councilôs 
consideration, additional properties for designation or addition to the Registry. 

 

f) The Ridgeway-Thunder Bay Secondary Plan Area contains areas of 
archaeological potential. New development proposals may require an 
archaeological assessment study prepared by a qualified individual or firm to 
accompany any such development application. The parent Official Plan 
Schedule 'D' - Cultural Heritage Archeological Zones of Potential identifies areas 
subject to this requirement. Need for any such study shall be confirmed through 
mandatory pre-consultation prior to any application submission. 

4.18.16. MUNICIPAL SERVICES 

a) Municipal servicing shall be consistent with the policies of Section 12 of this Plan. 
 

b) Municipal services such as sanitary and storm sewers, stormwater management 
facilities and  municipal drainage will be provided, maintained and upgraded as 
necessary to accommodate the needs of existing and future development in the 
Ridgeway-Thunder Bay Secondary Plan Area. 
 

c) Based on findings of the 2010 Waste Water / Stormwater Master Plan study 
(XCG Consultants Ltd.), no immediate servicing concerns respecting sanitary 
capacity of the sewer network for the Plan Area were identified. The Region is in 
the process of upgrading the Shirley Road Pumping Station, however, the 
planned work does not preclude, nor impact available capacity for future 
development within the Plan Area. 
 

d) The Town shall continue to make improvements to storm drainage systems in the 
Bernard Avenue/Thunder Bay area to assist in alleviating poor natural surface 

http://www.town.forterie.ca/WebSite/tofeweb.nsf/7ab7f07eec25bea9852573680047b7c9/ca573d38264df82f852579e300728e09?OpenDocument
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drainage in this relatively flat area of the municipality. Any planned improvement 
projects shall be identified in the 10 year capital projects budget. 
 

e) All new development shall require approval of storm water management plans 
and/or drainage plans from the relevant approval authority to ensure storm water 
is effectively and properly managed to mitigate or alleviate flooding of adjacent 
and downstream properties during storm events. Additionally, engineering 
solutions for storm water management that improve infiltration and assist in 
improving groundwater quality and recharge will be considered relative to the 
feasibility and practicality of their implementation. 
 

f) Existing municipal water supply is currently available to service the Plan Area. All 
new development may be required to loop watermains wherever opportunity 
exists to do so. 
 

g) All new development within the Secondary Plan Area shall be developed with full 
municipal services with exception of minor in-filling through consent on roads 
serviced by open ditch and rural cross section. 

4.18.17. UTILITIES 

a) Utility providers are encouraged to consult with the Town when new major plant 
locations or infrastructure is required or existing infrastructure is identified for 
upgrade. The Town will work cooperatively with utility providers in effort to 
facilitate their needs while balancing the interests of the area residents. Utility 
companies are encouraged to work cooperatively with the Town and regulatory 
authorities in determining suitable locations that are compatible with existing and 
planned development, in effort to reduce or eliminate potential conflicts, 

b) Utility providers shall ensure their respective utility has been planned and located 
in accordance with any relevant safety regulations, separation requirements 
and/or municipal standards, either through individual utility plant location or as 
part of a combined installation. 

4.18.18. NEIGHBOURHOOD GATEWAYS & LANDMARKS 

a) Schedule RTB-2 illustrates Gateway and community Landmarks at key locations 
in the Plan Area with one such Landmark currently existing:  

i. Ridgeway Core Area (existing Landmark feature at Civic Square) 
ii. Gorham Commercial Gateway 
iii. Dominion East Gateway 

 
b) Gateway features act to provide both physical and physiological queues to 

sensory perception on arrival or departure and Community Landmarks act as 
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visual benchmarks or visual points of reference to indicate location. These 
queues can range depending on what is intended in defining the character of the 
gateway or landmark.  
 
In other words, the intensity of the feature makes an intended statement and 
projects an image the neighbourhood can become associated with. This can be 
done in many ways such as signature buildings or architectural features, or 
through landscaping treatment and lighting. Combining any or all of these types 
of treatments provides opportunities to make a bold statement or a much more 
modest approach to signal a threshold or specific location. 

 
c) The Downtown village core area employs a Landmark feature that is clearly 

identifiable in its location and character. The Village Square represents the heart 
of the core area and the Landmark acts to re-enforce this location for all to 
reference in a prominent manner.  
 

d) The Gorham Commercial Gateway is envisioned to be an active commercial 
area, focusing less on village character and more on commerce and enterprise.  
When considering a Landmark for this area of the neighbourhood, consideration 
should focus on the intersection of these two regional roads. Architectural 
elements or signature buildings can be considered for the corner properties at 
this location. The Town will work cooperatively with the Region and property 
owners in making provision for an architectural feature for inclusion in any future 
develop or re-development of corner properties.  
 

e) Gateways and Landmark features can be further defined through the preparation 
of Urban Design Guidelines. 
 

f) The Dominion East Gateway feature should consider landscape treatment as the 
primary feature in combination with other elements such as rock and lighting 
techniques, creating a modest, low impact gateway reflective of the lower density 
residential development in the immediate area. 
 

g) When municipal wayfinding signage is being considered in close proximity the 
signage should be situated in such a manner that it does not compete with the 
Gateway or Landmark features, 
 

h) Any Gateway or Landmark Feature planned along a regional road will require 
consultation with regional staff and potentially an approval depending on actual 
position or placement. 
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4.18.19. INTERPRETATION OF THE PLAN 

The Ridgeway-Thunder Bay Secondary Plan (Official Plan Amendment No.15) consists 

of Sections 4.18.1 through 4.18.18, and Schedules ñRTB-1ò, ñRTB-2ò, ñRTB-3ò, ñRTB-

3aò and ñRTB-4ò.   

The text and Schedules of the Official Plan for the Town of Fort Erie continue to 

apply except where they are in conflict with, or are less restrictive than this 

Secondary Plan, in which case the text and maps of this Secondary Plan shall 

prevail. 

(Section 4.18 was introduced by By-law 2013-084, OPA #15) 
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SCHEDULE ñRTB-1òðBUILT BOUNDARY 

  



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 176 
 
 

 

SCHEDULE ñRTB-2òðFUTURE LAND USE PLAN 
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SCHEDULE ñRTB-3òðOPEN SPACE AND NATURAL HERITAGE PLAN 
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SCHEDULE ñRTB-3AòðOPEN SPACE, NATURAL HAZARDS AND FISH HABITAT 

PLAN 
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SCHEDULE ñRTB-4òðTRANSPORTATION SYSTEMS PLAN 
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4.19. STEVENSVILLE SECONDARY PLAN 

4.19.1. PURPOSE 

The purpose of the Stevensville Secondary Plan is to provide a 

framework for a cohesive, complete community, providing opportunities 

for new development in and around the existing neighbourhoods while 

remaining conscious and sensitive to the established community as a 

whole. The framework is intended to provide clear direction in achieving 

subsequent goals and objectives.  

The Secondary Plan consists of a land use plan and related policies to 

guide development and other forms of renewal to ensure it is in keeping 

with the Townôs vision for this neighbourhood.  The Plan will provide and 

serve as the guide for planning activity at a minimum to the year 2031, 

and will be subject to amendments from time to time, as well as being 

included the Townôs 5 year review of its Official Plan.  

4.19.2. VISION 

The Secondary Plan is the result of comprehensive consultation. This 

strategic planning exercise utilized a neighbourhood planning approach 

including input from municipal and community Focus Group SWOC 

(Strengths, Weakness, Opportunities & Constraints) sessions, which 

generated the following  Secondary Plan Vision:   

ñThe ideal Stevensville is a well-planned village that is inclusive, 

connected to nature, neighbours and jobs; that celebrates its rural 

heritage and looks forward to a prosperous future with vital 

commercial and employment areas.ò 

4.19.3. GOALS 

The goal of this Plan is to build off the ñvisionò established, treating it as a 

benchmark, and to implement a policy framework that strives to achieve 

the vision. These goals can be met by providing for a variety of residential 

densities, form and heights, commercial, mixed use and open spaces, 

while also protecting significant natural environments. The Plan also seeks 

to provide flexibility in the commercial uses and new light industrial lands 
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to expand the potential for employment type uses and opportunities 

capable of establishing in Stevensville.  

A complete community meets the diverse needs of its many residents and 

visitors including homeowners, businesspersons, shoppers, and 

tourists.  The Plan shall seek to establish areas and opportunities for 

residential and mixed use intensification in key locations within the 

neighbourhood, remaining sensitive to the village character and meeting 

the needs of all neighbourhood residents, businesses and citizens of this 

Town. Furthermore, it will provide guidance/criteria for any further 

residential intensification. 

4.19.4. OBJECTIVES 

The main objectives of the Stevensville Secondary Plan are to: 

a) Articulate a Village Core area by location and description. 

b) Provide for serviced ready employment lands to attract new 

businesses to the industrial park. 

c) Support the commercial areas of the neighbourhood that provide the 

residents and surrounding rural and agricultural community with a 

variety of goods and services, as well as providing for the needs of 

visitors and tourists traveling through and to the community.  

d) Ensure there are sufficient urban lands to accommodate appropriate 

community growth throughout the planning period, while maintaining 

the village character. 

e) Provide for a variety of housing alternatives at key locations 

throughout the neighbourhood with particular focus on strategic 

intensification and a full range of housing types that contribute to age 

in place opportunities.  

f) Provide a full range of housing choices that are coordinated with land 

use designations and densities that provide for suitable transition and 

gradation.  

g) Encourage development forms which are compact, to utilize urban 

land and services efficiently.  
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h) Encourage land assembly that would result in more efficient and 

effective in-filling. 

i) New housing development and re-development will be integrated with 

existing built up areas, open spaces and natural heritage features.  

Previously approved subdivision plans will be acknowledged within 

the neighbourhood planning context and developers of these plans 

shall be encouraged to work with the municipality in achieving the 

objectives of this Plan.  

j) Provide opportunities to embrace and enhance ñactive transportationò 

infrastructure through creation of a recreational river trail and 

augmenting and enhancing pedestrian networks that connect the 

community and give residents a healthy alternative in their 

transportation choices.  

k) Make the neighbourhood a friendly, walkable community that 

promotes pedestrian movement and active transportation. Place 

emphasis on community safety for all ages by providing sidewalks, 

bike lanes, speed and stop control on our shared roadways. 

l) Provide policy that recognizes and facilitates defining a village core, 

both physically and aesthetically, without limiting the ability of more 

contemporary commercial operations from establishing in other 

commercial areas of the neighbourhood. 

m) Promote establishment of a Stevensville BIA and work with local 

businesses and regional partners in creation of a Core Area CIP to 

assist and stimulate private investment through various financial 

incentive opportunities. 

n) Protect significant natural features such as Provincially Significant 

Wetlands with appropriate environmental protection designation, 

ensuring their ecological functions, benefits and contributions to the 

natural environment will be shared for future generations. 

o) Anticipate transit service and provide or reserve adequate space 

within the road allowances for transit supportive design, for 

implementation once population and the employment lands have 

bridged the feasibility and viability gaps that have kept regular transit 

service to Stevensville from being established.  
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p) Promote an appropriate employment designation for lands within the 

Neighbourhood, in effort to foster light industrial activity in a small 

business park setting. 

q) Promote meaningful conservation of the neighbourhood built heritage 

features while ensuring standards for health and safety are not 

compromised and that in doing so, potential for renewal and 

redevelopment are not precluded.  

r) Ensure that municipal infrastructure, such as water, sewers, storm 

water management facilities and public / private utilities are provided 

to adequately service the residents, businesses and institutions of this 

area. Promote housing development that will provide opportunities to 

meet with demographic and socio-economic needs of the Town. A full 

spectrum of built form and tenure is encouraged if ñage-in-placeò 

practice is to be realized. 

4.19.5. RESIDENTIAL ï GENERAL  

a) Section 4.7 of the Townôs Official Plan contains policies for residential 
development within the Town and must be read in conjunction with the 
policies of this Secondary Plan and subsequent sections herein. 
 

b) Schedule ñSTV-2ò designates areas of residential land use within the 
Secondary Plan Area and the policies of the respective residential 
sections shall apply accordingly.  

 
c) The Plan sets out to provide for initial areas of Low and Medium 

density residential and areas of mixed use (residential / commercial) to 
be situated in the ñvillage coreò area. Moreover, the Plan promotes a 
wide range of residential choice, including age-in-place opportunities, 
meeting with provincial intensification targets, support for village ñcore 
areaò and in general, an environment that is conducive to being a 
highly walkable community.  

   
d) The Secondary Plan provides for an overall targeted total of 879 units 
at plan ñbuild outò including the existing 479 units. The new 400 
additional units identified in this Plan will increase the existing 
population from 1240 persons to 2250 by adding approximately 1020 
new residents to Stevensville over the long term. The 400 new 
residential units shall comprise approximately 70 new low density 
residential units, and 206 new medium and mixed use density 
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residential units. The new residential projection also accounts for the 
124 units in existing registered or draft approved plans of subdivision 
yet to be developed. Intensification of residential densities within draft 
approved plans over and above the unit counts in this policy shall be 
permitted by zoning by-law amendment in accordance with other 
policies in this Section. 

 
e) An appropriate level of affordable housing and senior citizenôs housing 

shall be considered by the Town when reviewing development 
applications proposed within the Plan Area, in keeping with Provincial 
Policy.  Such developments shall be integrated with other forms of 
housing rather than segregated or isolated in order to provide a more 
cohesive and inclusive neighbourhood. In doing so, the opportunities 
for age-in-place are also supported and extended to a broader socio-
economic base. 

 
f) The Town will consult developers regarding intensifying their existing 

draft approved plans of subdivision, provided the locations are suitable 
for increase and consistent with locational criteria defined under 
Section 4.19.6 g) and 4.19.7 d). An amendment to this plan will not be 
required. 

 
g) For lands impacted by the Environmental Conservation Overlay, only 

through developer or landowner activity where there is an interest in 
advancing the underlying designation, and where an EIS has been 
required and approved, will actual development potential be confirmed. 
Recognition that impacts may affect ultimate unit yield shall be 
afforded to this Plan and the stated projections may change pending 
the outcome of the required study work. 

 
h) Neighbourhood commercial uses may be considered in residential 

neighbourhoods provided they are in keeping with Section 4.7.4.2 of 
the Townôs Official Plan. 

 
i) Storm water management (SWM) facilities are essential for sustainable 

development, including residential areas. As such and given the exact 
size and location of facilities is determined after detailed engineering 
studies have been provided with development plans; SWM facilities 
shall be considered a permitted use within both the Low Density 
Residential and Medium Density Residential designations of this Plan. 
Appropriate zoning shall be applied as a part of the development 
process and once location and size have been finalized. 
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4.19.6. LOW DENSITY RESIDENTIAL 

a) The lands designated on Schedule ñSTV-2ò as ñLow Density 

Residentialò shall be reserved for single detached, semi-detached and 

duplex dwellings and uses accessory thereto, and shall generally be 

governed by the Residential policies of Section 4.7 unless otherwise 

defined under this section.  

b) An overall target of not more than 70% Low Density residential yield 

shall be anticipated within the Plan Area. In effort to achieve this target, 

lower density dwellings (detached, semi-detached and duplex) should 

comprise roughly half of all new development form/type. A Low Density 

range of up to 16 units per hectare will assist in this effort while also 

making efficient use of existing and proposed infrastructure and 

providing opportunities to diversify lower density housing stock.   

c) Schedule ñSTVN-2ò provides for approximately 70 additional low 

density units, not including those in existing registered and draft 

approved plans of subdivision (approx. 115 units) for an estimated total 

of 185 units over the long term. The yield reflects the existing lot fabric 

and anticipates retention of some larger existing residential lots. New 

or redeveloping lower density development can be expected to 

comprise smaller lot area and dimension. This will also make efficient 

use of infrastructure while broadening choice and affordability in the 

low density form over the course of the planning period. 

 

d) Areas of Low Density designation may be impacted by the 

Environmental Conservation overlay defined and described under 

policy 4.19.13.3 of this Plan. Development, redevelopment or 

expansion of existing use may require further environmental study prior 

to any approval being considered or granted in accordance with 

Section 8 of the Official Plan.  

 

e) Existing Residential area lot fabric between Coral Avenue and Settlerôs 

Cove, west of Stevensville Road, represents largely underutilized 

residential lands. The Town supports consolidation of property or a 

bound landowners group exploring the residential in-filling of this area 

with compatible residential development. Schedule STV-2 illustrates a 

conceptual road to be able to access and service these lands, however 
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alternative scenarios may be proposed that result in the ability to 

maximize the available lands within this area of the Plan 

 

f) The Plan also designates Low Density immediately east and adjacent 

to the main body of United Empire Loyalists parkland. These lands are 

part of a larger parcel of land that is bisected by a tributary recently 

designated as part of the òStevensville Road Drainò under the 

Municipal Drainage Act. The drainage course represents a physical 

feature used in this instance to create a boundary between the Medium 

Density to the east. Low Density has been chosen for this location as a 

transitional or gradation of density between the Medium Density 

adjacent to the Mixed Use Core, and Open Space uses west of these 

lands, also representing the urban area boundary.  

 

Servicing feasibility and strategies will be required as part of any 

development application for these lands. Accessing the Low Density 

lands will require a cooperative and constructive approach with 

approval authorities. Relevant environmental impact studies will be 

required and Drainage Act provisions must be respected. The Town 

recognizes these lands (east and west of the tributary) as key 

residential development lands given the limited supply of available land 

within the Plan and Urban Area. Every effort to retain the longer term 

development potential of these lands is of interest to the Town.  

g) Medium Density residential development on lands designated as Low 

Density Residential in this Plan shall only occur by zoning by-law 

amendment having considered matters such as suitability and size of 

the site, proximity to arterial roads and core mixed use areas, parks 

and open space areas or in locations where such form can assist in 

mitigation and attenuation, such as residential lands adjacent to rail. In 

such cases, any additional units shall be considered a supplement and 

compliment to unit counts identified in Policy 4.19.5 d). 

 

h) Lands designated Low Density lying on either side of Stevensville 

Road, south of the CN Rail line, that are part of a much larger 

agricultural land holdings, may seek consents using the urban area 

boundary as the devising limit. The Town would consider a consent for 
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that portion falling within the urban area to be in keeping with the 

Planôs intent and objectives. Services are presently available. 

4.19.7. MEDIUM DENSITY RESIDENTIAL 

a) The lands designated on the Schedule ñSTVN-2ò as ñMedium Density 
Residentialò shall be reserved for multiple-unit structures (townhomes 
and apartment dwellings), their accessory uses and shall generally be 
governed by the Residential policies of Section 4.7 unless otherwise 
defined under this section. 
 

b) An overall minimum target of 30% Medium Density residential unit 
yield shall be anticipated within the Neighbourhood. In effort to achieve 
this target, medium density dwellings should comprise just over half of 
all new development. A Medium Density range of 17 to 50 units per 
hectare will assist in this effort while also making efficient use of 
existing and proposed infrastructure, and providing opportunities to 
diversify medium density housing stock and form.  

 
c) Schedule ñSTV-2ò provides for approximately 200 new Medium Density 

units, exclusive of  any existing registered and draft approved plans 
containing multi-unit dwellings 

 
e) Developers with existing draft approved plans of subdivision within the 

Plan Area will be encouraged to consider modifying their plans to 
incorporate additional medium density, having taken into account such 
matters as suitability and size of the site, proximity to arterial roads and 
core mixed use areas, parks and open space areas, or in locations 
where the subsequent built form can assist in mitigation and 
attenuation, such as residential lands adjacent to rail. In such cases, 
any additional units shall be considered a supplement and compliment 
to unit counts identified in Policy 4.19.5 d). 
 

f) The Plan anticipates approximately 150 units to be developed in two or 
three low-rise (two or three storey) apartments in the medium density 
areas immediately adjacent to the village core area. These locations 
may also be suitable for seniors development that may provide for a 
level of semi-assisted or fully assisted senior accommodation. A 
variety of tenure (condominium, life lease and rental) is encouraged to 
provide broader choice.  

Fully assisted or nursing home as an institutional use, shall be 
permitted in the Medium Density designation requiring only a By-law 
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amendment, without the need to amend this Plan. Development 
containing fully assisted senior care, in whole or in part, may increase 
density on the site to 75 units/ha. for that portion devoted to such use. 

The remaining estimate of 50 units within these core shoulder areas 
are anticipated to be in the form of ground-based single and two storey 
street or block townhome development in a variety of tenures.  

 
g) Areas of Medium Density designation may be impacted by the 

Environmental Conservation overlay defined and described under 
policy 4.19.13.3 of this Plan. Development, redevelopment or 
expansion of existing use may require further environmental study prior 
to any approval being considered or granted in accordance with 
Section 8 of the Official Plan.  
 

h) Maximum density of the lands located on the southeast corner of Coral 
Avenue and West Main Street, known municipally as 3801 West Main 
Street, shall be 32 un./ha. Site specific zoning shall provide regulation 
for this property as a whole. This property may be eligible for consent 
provided a zoning By-law amendment can be approved that is in 
keeping with the intent of the Town Comprehensive Zoning By-law as 
amended from time to time, and the combined overall density would 
not exceed 32 un/ha. Notwithstanding 4.19.7 i) herein, a severed 
parcel would be permitted to have a single or semi-detached dwelling, 
provided the severed parcel does not exceed 2 dwelling units in total. 
Site Plan Approval would be required for both severed and retained 
lands. 

 
i) All Medium Density designated lands within the Plan Area shall be 

subject to Site Plan Control.  
 

j) An amendment to this Plan will be required to justify Low Density 
residential development on lands designated as Medium Density 
Residential in this Plan. 

 
k) Notwithstanding 4.19,7 a) and 4.19.7 i) to the contrary, a vacant lot of 

record may be used for a single detached residential dwelling if zoned 
for such use prior to approval of this Plan. Regulations for the single 
detached dwelling would need to meet with the minimum requirements 
of the previous zone. 

4.19.8. CORE MIXED-USE 

a) The lands designated as ñCore Mixed-Useò on Schedule ñSTV-2ò shall 
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be reserved for a variety of retail and office uses, as well as residential 

uses. The Core Mixed Use areas are shown on Schedule ñSTV-2ò and 

shall generally be governed by the policies of Section 4.8 unless 

otherwise defined under this section.  

b) Section 4.8.1.III provides that Core Mixed Use areas will be identified 
through the neighbourhood planning process leading to a Secondary 
Plan for adoption into the Townôs Official Plan document.  

 

c) The Town recognizes the cultural and community centre as being in 
the immediate vicinity of Stevensville Road and East & West Main 
Streets, including lands on the north side of Black Creek on 
Stevensville Road. The Communityôs development origins trace 
outwards from this ñvillageò core in the earliest days of the agricultural 
communityôs beginnings. The retention of small town or village ñfeelò is 
a key objective of this Plan. 
 

In light of the desired goal, the Plan identifies a ñCore Mixed Useò 

designation that encompasses the ñvillageò core area. It is within this 

ñCore Mixed Useò designation that efforts be made to reinforce a 

pedestrian environment, conducive to smaller footprint commerce and 

tourism interests. Public realm enhancement and urban design are to 

be used in new development, both public and private, in order to 

further reinforce ñcharacterò in a manner that is complimentary. This 

does not mean replication of period architecture as a requirement, but 

rather as a consideration, together with such design aspects as 

pedestrian scale and massing of buildings, placement on the lot and 

landscaping treatments. The implementing zoning By-law will provide 

appropriate regulation to guide these objectives.  

d) New development and re-development in the Core Mixed Use area 
should include provision of residential development together with at-
grade commercial and/or second floor office space. Residential is 
preferred to occupy second or third storey space within the Core Mixed 
Use designation, however the implementing By-law may provide for 
adjoining residential to be situated at grade, provided it does not 
detract from the primary at-grade commercial purpose and use.  
 

e) There are opportunities for new development and building additions on 
a number of properties within the Core Mixed Use designation that will 
assist in better defining a street-wall, in what can be described as an 
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incomplete or permeated streetscape; this is more the case for 
properties on the north side of Black Creek.  
 

Over time, building and property owners are encouraged to make such 

modifications to increase the commercial density without need for 

expanding the designation. Increased street-front building presence 

will aide in creating the downtown or village environment where an 

increased pedestrian presence is both anticipated and expected. 

 
f) Existing stand-alone dwellings shall be permitted to remain while new 

residential stand-alone dwellings will not be permitted, with limited 
exceptions, such as replacement due to fire. 

 

g) The Core Mixed Use designation primarily represents the traditional 
commercial core area, its associated residential components and 
shouldering period residential building stock. The Town recognizes this 
village setting as being of fundamental value to the residents of the 
community. Efforts to retain and enhance this village setting with a 
pedestrian orientated public realm are of primary interest to all 
stakeholders. 

 
h) The Town may wish to consider undertaking an urban design guideline 

study, depending on available funding opportunities or partnerships. 
 

Until such time that Urban Design Guidelines may be approved, the 
following site design and urban design principles / guidelines should be 
acknowledged in submission and review of new development 
applications within the village Core Mixed Use designation:   

 

Stevensville Core Mixed Use Area 
 

i. Buildings existing in the core area are generally characterized 
as having been one of two distinct built forms. Firstly, ñpurpose 
builtò commercial or institutional uses of earlier years and 
secondly, residential buildings, some of which have been 
modified or adapted with commercial false front façade additions 
as the commercial expanded into the neighbouring residential 
properties. Building setbacks vary under present circumstances 
and it is desirable in the mixedïuse designation to bring the 
building stock forward to the street line when the opportunity is 
available to do so.  
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ii. Not all buildings hold potential for expansion or modification, in 
which case, any adjacent properties undertaking such changes 
shall have regard for neighbouring building existing 
(constructed) setbacks.  Core Mixed Use zoning implemented 
elsewhere in the Town have typically recognized existing 
historical downtown environments with zero front and side yard 
setbacks. 
 

iii. Stevensvilleôs core area was not constructed in the same 
manner and most (not all) of the current building stock within the 
Core Mixed Use designation do have front and side yard 
setbacks similar to that of contemporary residential standards. 
Consideration shall be given to the implementing By-law for this 
new Mixed Use environment to further reduce setbacks and 
allow expansion for commercial purposes. While the 
implementing By-law may or may not create a zero setback 
environment, it should improve available building envelopes to 
enable forward placement of buildings or expansion on a lot. 
However, new buildings should attempt to transition through an 
average setback of adjacent buildings to the front lot line, unless 
the existing setback is greater than 6m, in which case 6m 
should represent a maximum setback for new commercial 
construction. 
 

iv. New buildings purpose built for restaurant or tavern use may be 
allowed to setback for the purposes of creating patio space as 
part of their planned operations. Regardless, setbacks of more 
than 6m are discouraged to limit a punctured appearance of the 
street wall. 
 

v. New or re-developed buildings within the Core Mixed Use 
designation should maintain an appropriate pedestrian scale 
within a village context and therefore buildings are strongly 
encouraged to provide a minimum of 2 storeys and a maximum 
of 3 storeys with ñat-gradeò retail/commercial floor space 
adjacent to the front lot line for the main level and being 
accessible from the street. At least one upper level should 
provide for residential dwellings. Office uses can comprise a 
second floor of a 3 storey building.  
 

xiv.Building materials selected for new or redeveloping sites should be 
of high quality and provide some elements that can be related to 
other existing built form or heritage architecture from within the 
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village core  area. The village feel and character should be the first 
measure of design when new proposals are received and reviewed 
for permit or variance. 
 

xv. Buildings located on street corners are encouraged to present 
exposed facades that are of high quality in materials and detail. 
Architectural detailing of same quality should be applied to both 
street frontages. Depending on internal layout and structural ability, 
windows are encouraged for all levels exposed to the public realm. 
Rhythm of window openings on upper levels should be a 
consideration in conjunction with efforts to maximize glazing at 
street level. 
 

xvi.Ownership of the existing buildings within the Core Mixed Use 
designation are encouraged to maintain and enhance architectural 
attributes of buildings particularly those which reflect heritage 
components or elements that add to the authenticity of the village 
experience. 
 

xvii. When considering site design for new or re-developing 
properties in the Core Mixed Use designation, residential parking in 
the rear or side yard in preferred and shall conform to municipal By-
law requirements. 
 

xviii. Properties and buildings not located directly on Stevensville 
Road within the Core Mixed Use designation are encouraged to 
maintain high quality appearance and curb appeal to assist in 
shouldering the core and to extend the ambiance of the village 
setting.  
 

i) Bed and Breakfast establishments, as a Home Occupation, shall be 
permitted in existing detached residential dwellings within the Core 
Mixed Use designation, provided applicable zoning provisions can be 
met, including provision of adequate on-site parking and licensing.  

 

j) New development in the Core Mixed Use designation shall provide at 
grade commercial uses and include a residential component. Owners 
of existing buildings with suitable upper levels that can be converted 
for residential use shall be encouraged to do so, subject to applicable 
zoning provisions such as parking and outdoor amenity area 
requirements. 

 
k) The Town shall implement the appropriate zoning to reflect the Core 
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Mixed Use designation, providing detail on permitted uses, regulation 
and applicable provisions.  

 
l) The Town encourages the creation of a Business Improvement Area 
for the ñVillageò Core Mixed Use area that may, or may not; extend to 
include all Core Mixed Use and Gateway Highway Commercial lands 
along the Stevensville Road. 

 
m) The Town shall seek to implement and administer incentive programs 

to assist eligible properties within the Core Mixed Use area with 
programs such as Facade Improvement, Signage Improvement and 
potentially Interior Renovation for Conversation to provide for 
additional residential.  

 

n) Any existing buildings subject of conversion or addition for the purpose 
of mixed use shall require Site Plan Control and be subject to 
inspections to ensure Ontario Building and Fire Code Standards are 
being met. 

 
o) The maximum height for new construction/buildings within the Core 

Mixed Use designations shall be 3 storeys (12m)   
 

p) Drive-thru facilities associated with restaurants, banks or any other 
type of commercial dispensary shall be prohibited within the Core 
Mixed Use designation. Commercial operations using drive-thru 
services will be encouraged to locate in the ñGateway Highway 
Commercialò area north of Eagle Street. 

 
q) Residential associated with Core Mixed Use shall not be subject to 

minimum or maximum density range. Residential components will, 
however, be subject to minimum standards for dwelling unit sizes and 
any other applicable zoning requirements identified in the 
implementing zoning by-law, including being within a mixed use 
building that has a maximum 3 storey (12m) height maximum. 

 
r) Commercial and residential floor space within the Core Mixed Use 
designation shall be subject to the general provisions of the Townôs 
Comprehensive Zoning By-law as amended from time to time. 

 

s) The Town supports cultural festival activities within the Core Area as a 
means of stimulating commercial activity and community building.  
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t) New automotive related uses are not permitted in Core Mixed Use 
areas and shall be encouraged to locate in the Stevensville Gateway 
Highway Commercial area. 

 
u) Accessibility shall be considered for any development or 

redevelopment proposals as administered through the Ontario Building 
Code. 

 
v) The lands located at 2596 Stevensville Road shall be permitted to 

have non-automotive repair and similar uses, subject to site specific 
zoning to regulate accordingly. 

4.19.9. COMMERCIAL 

a) The ñCommercialò areas are shown on Schedule ñSTV-2ò and shall 

generally be governed by the policies of Section 4.9 unless otherwise 

defined under this section. 

b) There are two smaller areas of Commercial designation lying in the 

southern Plan Area along Stevensville Road that have traditionally 

supplied automotive type highway commercial uses. These 

commercial uses are being retained in the Plan. Consideration of the 

long term use as commercial in this location, towards a more 

compatible residential designation may be of interest to the property 

owners or Council.  

 

Such consideration would require amendment to this Plan and an 

Environmental Site Assessment on the suitability of the lands to be 

used for a more sensitive land use. A Record of Site Condition would 

also be required prior to such an amendment being considered.   

 

Should consideration be given to re-designating and redeveloping 

these commercial sites, further consideration may be given to 

Brownfield CIP incentives should remedial works be required. 

c) Accessibility shall be considered for any development or 

redevelopment proposals as administered through the Ontario Building 

Code. 

4.19.9.1. STEVENSVILLE ñGATEWAY HIGHWAY COMMERCIALò 

a) The ñGateway Highway Commercialò area are shown on Schedule 
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ñSTV-2ò shall generally be governed by the policies of Section 4.9.4 
unless otherwise defined under this section  
 

b) In light of the potential highway lying immediately north of the 
community, the development of more contemporary auto-friendly 
commercial site design and operation are directed to locate within the 
Gateway Highway Commercial area where sites are capable of 
providing for the intended design need and will cater to local 
population, employment lands workforce, tourism and commuting or 
transient public. 

 
c) The designated area provides larger parcels of land capable of 

developing in a more contemporary highway commercial context, with 
auto-oriented commercial businesses and on-site parking. The Town 
recognizes this distinction, which separates itself from the pedestrian 
oriented Core Mixed Use area established for the traditional village 
core of Stevensville. The policies of this section intend to support that 
distinction. 

 
d) The ñGatewayò Highway Commercial area is a term coined by the 

Community Focus Group to describe a desirable impression when 
entering Stevensville. Whether remaining as presently configured, or 
as part of a perception generated as a result of potential highway off-
ramping leading into this commercial environment, the term ñGatewayò 
is being used in a land use context and does not represent municipal 
naming preference. It is simply used to provide description and 
describe location for this urban area entry point.  

 

Should the future highway come into being, the commercial 

significance and range of consumers attraction can be expected to 

increase accordingly.  

Commercial development occurring in the Gateway Highway 

Commercial designation shall have regard for transportation policies; 

particularly policy 4.19.14.1. 

e) Commercial development within the Gateway Highway Commercial 
area is encouraged to cluster and share access points from 
Stevensville Road for improved safety and traffic control management. 

 
f) All development within the Gateway Highway Commercial area will 

require on-site parking, consistent with the general provisions of the 
Townôs comprehensive zoning by-law.  



TOWN OF FORT ERIE OFFICIAL PLAN 

Section 4 - 196 
 
 

 

 

g) No less than 15% of the zoned commercial lot area shall be comprised 
of landscaped open space including planting strips with a focus on 
providing landscaped areas and enhanced treatment along the street 
frontage. 

h) Commercial operations that utilize drive-thru facilities as part of their 
operations would be permitted within the Gateway Highway 
Commercial area provided the design of such facilities does not impact 
on functional driveway and roadway operation. Site Plan Control shall 
ensure adequate maneuverability, stacking provision and placement 
does not create conflicts or interfere with site ingress and egress.  

i) Drive-thru operations shall be required to address such matters as 
visual and aesthetic impact on adjacent properties through site plan 
submission of building elevation drawings in conjunction with 
landscaping plan detail and matching elevations. 
 

j) As the road servicing the Gateway Highway Commercial area is under 
regional jurisdiction, the Region of Niagara shall be consulted in the 
preparation of Urban Design Guidelines with respect to their road 
allowances. 

 
k) Pending the outcome of future Phase 2 EA Highway Corridor study, 

the Town may wish to consider developing Urban Design Guidelines to 
unify an overall Commercial Gateway image. Such guideline 
development will be subject to budgetary allocation. 

 
l) Until such time that Urban Design Guidelines may be approved, the 

following site design principles / guidelines should be acknowledged in 
submission and review for new development applications within the 
Stevensville Commercial Highway Gateway area:    

 

i. Recognizing that considerable commuter and tourist vehicular 
traffic will continue to exist as a component of the overall 
consumer base, efforts to balance the need for access and 
parking with those of purely active transportation in origin must 
be given careful consideration; 
 

ii. Provide opportunities for buildings to extend towards the street 
frontage with provision of clearly identifiable pedestrian linkage 
and access to the site and buildings from the roadway; 
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iii. High quality building materials should be used for all facades 
with material, colour change and surface relief employed to 
visually break up large wall space. 
 

iv. Ample glazing should address the road and parking areas with 
articulating features such as awnings and bump-outs used to 
identify building or unit access points 
 

v. A variety of compatible colour and finishes should be considered 
for multi-unit commercial buildings; 
 

vi. Parking areas are encouraged to be located at the side and 
towards the rear of new commercial development, so as to not 
diminish pedestrian accessibility from the roadway. Despite this 
commercial areaôs auto-friendly acceptance, pedestrian 
movement should not be compromised. Providing appropriate 
pedestrian linkage from the surrounding commercial, 
employment and village areas is an important component, as 
not everyone accessing this commercial area will do so by 
motor vehicle. All areas within the Secondary Plan, including the 
Gateway Highway Commercial area, should be considered part 
of the walkable neighbourhood.  
 

vii. Loading areas should be located at the rear of buildings; 
 

viii. Inter-site connectivity through mutual easements and 
agreements for vehicular and pedestrian traffic is encouraged to 
limit the amount of vehicular access points required from the 
regional roadway; 
 

ix. Incorporating site furniture such as benches and bicycle racks 
should be provided for; 
 

x. An enhanced landscaping treatment along street frontages and 
pedestrian routes is required. Other treatments such as low, 
decorative fencing in combination with landscape plantings may 
be used to demarcate outdoor patios, but are discouraged for 
property demarcation; 
 

xi. A minimum of 15% landscaped open space for the properties in 
the Gateway Highway Commercial area is required and should 
focus and direct landscaping towards the street frontage; 
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xii. Pylon and pole signage should be contextually sensitive. Multi-
unit commercial tenants are encouraged to utilize clustering on 
a single shared pylon or pole sign. 
 

xiii. Drive-thru operations should be designed to address such 
matters as visual and aesthetic impact on adjacent properties 
and public road allowances. 
  

m) Accessibility shall be considered for any development or 
redevelopment proposals as administered through the Ontario Building 
Code. 

 

4.19.10. EMPLOYMENT LANDS (INDUSTRIAL) 

a) The development of employment lands in Stevensville will significantly 

contribute to the long-term sustainability as a complete community. In 

this respect ample designated employment lands have been provided 

for in Stevensville within the urban area boundary. These employment 

lands can take advantage of quick direct access to the QEW, existing 

rail corridor and future MTO corridor. 

 

b) To further promote the development of Stevensville employment lands, 

eligible employment development can utilize incentives offered through 

the Town's Gateway Economic Zone Community Improvement Plan. 

 

c) Industrial development occurring in the northeast area of this Plan shall 

have regard for transportation policies, particularly policy 4.19.14.1. 

 

d) Policies of Section 4.10 shall apply to all Industrial lands within the 

Stevensville Secondary Plan Area. Section 4.10 provides general 

comprehensive policy coverage for Industrial lands within the Plan 

Area and shall be relied upon for guidance when development is being 

considered. 

 

e) Notwithstanding the policies of Section 4.10: 

i. Industrial lands with an Environmental Conservation overlay south 

of the C.P Rail, as shown on Schedule STV-2, shall develop for 

prestige and/or light industrial uses. Development shall be subject 

to the Natural Heritage policies of Section 8 and the types of 
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Industrial uses shall comply with the D6 Guidelines of the Ministry 

of the Environment; and 

 

ii. New Development of the Industrial lands just east of Stevensville 

Road, south of Eagle Street and north of CP Rail, as shown on 

Schedule STV-2, shall comply with the D6 guidelines relative to 

Institutional and Medium Density designated residential lands south 

of the CP Rail right-of-way. 

 

iii. Outside storage of materials or goods shall only be permitted in 

areas screened from residences or public realm and the nature of 

the storage does not cause compatibility issues to more sensitive 

lands uses. 

f) New development shall be subject to Accessibility for Ontarians with 

Disabilities Act, 2005 and any relevant Regulations made thereunder 

concerning full accessibility and barrier free design where required. 

 

g) Lands designated Industrial lying south of the CP Rail lands, east of 

Winger Road are part of a much larger agricultural land holding. The 

Town would consider a consent for that portion falling within the urban 

area to be in keeping with the Planôs intent and objectives. Sanitary 

sewer is available in the road allowance; however a municipal water 

supply or potable water supply solution would still be required prior to 

any Site Plan or construction approvals. 

4.19.11. INSTITUTIONAL 

a) The lands designated on Schedule ñSTV-2ò as ñInstitutionalò recognize 
the existing institutional uses established within the Secondary Plan 
Area. The designation within the Plan Area shall be reserved for a 
variety of public and institutional uses and be generally governed by 
the parent Official Plan policies of Section 4.12. 
 

b) Accessibility shall be considered for any development or 
redevelopment proposals as administered through the Ontario Building 
Code. 

http://www.e-laws.gov.on.ca/html/statutes/english/elaws_statutes_05a11_e.htm
http://www.e-laws.gov.on.ca/html/statutes/english/elaws_statutes_05a11_e.htm
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4.19.12. OPEN SPACE 

a) The lands designated as ñOpen Spaceò on Schedule ñSTV-2ò shall be 

reserved for a variety of active and passive recreational use and other 

open space uses. The policies of Section 4.13 shall generally apply to 

lands designated as Open Space. 

 

Lands identified under an ñOpen Spaceò designation within the 

Stevensville Secondary Plan Area are further defined as provided for 

below. 

4.19.12.1. OPEN SPACE ï PARKS (COMMUNITY, NEIGHBOURHOOD 

 AND SPECIALIZED) 

a) The Town of Fort Erieôs Parks and Open Space Master Plan shall 

serve to generally guide the appropriate location and effective service 

area distribution for parks within the Secondary Plan Area. 

 

b) Parks are shown on most Schedules of this Plan. The location and 

general size of parks, based on the current Master Plan, have been 

relatively satisfied in terms of proximity to residents and service areas. 

Minor additions may be considered for the park space at Memorial Hall 

and Memory Park.  

 

c) Developers can expect cash-in-lieu as the alternate to parkland 

dedication will be the primary method of satisfying dedication 

requirements for new development under the Planning Act. This may 

not always be the case, however, since the majority of the community 

is in a built-up or approved status, parkland service locations and 

coverage area are already in place and defined. 

 

d) Amenities provided or planned for the various parks within this 

Secondary Plan shall be in keeping with those identified under the 

Park and Open Space Master Plan. 

 

e) Town owned parks fall within three classifications as stated in the 

Parks and Open Space Master Plan. The following policies are 

intended to identify objectives of the Town as it relates to: 
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Community Parks 

i. United Empire Loyalist Park is classified as a Community Park and 

also fulfills the role of Neighbourhood Park in that most residents 

make use of ñStevensville Mini Parkò being unaware that it is in fact 

part of the United Empire Loyalist Community Park complex. Since 

this portion of the park is south of Black Creek and situated along 

West Main Street, this southern portion has provided for a 

Neighbourhood Park component. 

The vast majority of United Empire Loyalist Park is not within the Secondary Plan 

Area (Urban Area Boundary), however, being immediately adjacent, its role in serving 

Stevensville and the broader community is, by extension and regardless of the urban 

boundary, considered a Stevensville community asset, capable of hosting larger 

organized field and sporting events.  

Similar to the ñStevensville Mini Parkò identifier, the larger park portion accessed from 

Ott Road, is commonly referred to as ñOtt Road Parkò. This again, is all part of the 

United Empire Loyalist Park complex, which is classified as a ñCommunity Parkò. 

Neighbourhood Parks 

i. In addition to the portion of United Empire Loyalist Park, locally 

known and referred to as ñStevensville Mini Parkò, which services 

the western end of the community, Stevensville Memorial Park (at 

the Library and Hall)  provides for a Neighbourhood Park space in 

the eastern half of the community. 

 

ii. The Secondary Plan has identified a small addition to Stevensville 

Memorial Park, immediately east of Climenhage Street. The Town 

deems this parkland addition as desirable and will seek 

opportunities for further addition should the opportunity be 

presented in future. 

 

Specialized Parks 

i. Memory Park is a Specialized Park located on Stevensville Road, 

immediately adjacent to Black Creek on the north side. This park 

space is centrally located and has been the benefactor of service 

group donations for improvement in past. The Town supports 
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continued effort to improve this park space, by making use of the 

full site area, which extends farther back from the Stevensville 

Road than presently utilized. 

ii. A longer term goal of creating and constructing a recreational trail 

system along the north side of Black Creek is envisioned. The trail 

would extend the distance of the community and run through 

Memory Park. Such a connection will make the park space more 

accessible to the broader public and serve in a capacity as a hub 

or transitional point between the village or civic culture and that of 

the active/passive recreational culture associated with the trailôs 

use. 

iii. Establishing a specialized park that serves as a civic square or 

civic space may be considered within the village core area. 

Options on the feasibility of a civic square, which may include 

Memory Park or the available space in front of the Memorial Hall, 

will be part of the 2016 Parks and Open Space Master Plan review 

process. 

iv. Open Space lands located east of Stevensville Road along the 

north side of CN lands are generally removed from open view and 

access from road or walkways. During the Parks and Open Space 

Master Plan review, consideration on developing these lands or 

part of these lands for use as a ñdog parkò may be considered.  

4.19.12.2. OPEN SPACE ï TRAIL AND LINKAGE 

a) The Town supports linkage opportunities that assist in providing 

improved pedestrian connection and access to points of interest such 

as, but not limited to, the village core area, Memory Park, United 

Empire Loyalist Park, Stevensville Public School, Memorial Hall and 

the Library. When considering Stevensvilleôs present built 

environment, the most suitable location for establishing additional 

pedestrian linkage is on lands along the north side of Black Creek.  

 

b) The Town shall make every effort to ensure publicly accessible linkage 

opportunities are protected and accessible when new development or 

re-development is proposed within the Plan Area. 
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c) Trail development through select Environmental Area designations 

identified on Schedules STV-3 and STV-3a is considered desirable by 

the Town. The Town may pursue trail network connectivity where 

feasible to do so, in consultation with the Niagara Peninsula 

Conservation Authority and/or MNR, in effort to provide for an 

enhanced open space network within a variety of different natural 

settings for natural heritage education and passive recreational 

enjoyment.  

 

d) The Town may consider, acquire or become the benefactor of land for 

linkage purposes; however, the Town is under no obligation to 

purchase or accept lands for linkage that, in the opinion of the Town, 

does not serve to provide opportunity for long term continuous or 

contiguous connection. Linkage opportunities will be reviewed on an 

ongoing basis by the Town during secondary planning and individual 

application submissions.  

 

e) The multi-use trail shown on the Schedules of this Secondary Plan is 

conceptual. The Town shall work with all relevant departments and 

agencies in determining a more definitive location. 

 

f) Implementing the planned trail along the north side of Black Creek is 

anticipated to be done incrementally through development 

applications, donation or planned purchase, when within financial 

means of the Town to do so. Until such time, alternative locations for 

linkage may be used. For example, where the trail is shown on the 

immediate west side of Stevensville Road, an alternate location may 

be located along Pirson Street until such time that the Town is in a 

position to secure the long term connecting link. Conceptual trails 

shown across privately owned/occupied lands does not imply 

expropriation. 

 

g) Linkage opportunities are represented on Schedules STV-3, 3a and 4 

of this Plan and illustrate a preferred series or network of connection. 

Pedestrian linkage for the purposes of this Secondary Plan can be 

comprised of sidewalks, multi-class paved, un-paved and naturalized 

trails systems. 
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4.19.13. NATURAL HERITAGE 

4.19.13.1. GENERAL 

a) Policies of Section 8 shall apply to all Natural Heritage resources 
within the Stevensville Secondary Plan Area. Section 8 provides 
comprehensive policy coverage for all relevant environmental features 
within the Plan Area and shall be relied upon for guidance when 
development is being considered in, or within defined proximity to 
environmental features or sensitive areas.  

 
b) Determination of any natural feature boundaries or environmental 

study requirements will be identified/confirmed during mandatory pre-
consultation for Planning Act applications, or on permit application 
review for site or building expansions in cases where the lands are 
regulated under the Conservation Authorities Act, as administered by 
the Niagara Peninsula Conservation Authority, and in accordance with 
Section 8 of the Official Plan. 

 
c) Determination of EIS requirements shall be based on Regional EIS 

Guidelines with administration and approval authority having been set 
out as per the Memorandum of Understanding (MOU) between local 
and regional governments and the Niagara Peninsula Conservation 
Authority.  

 
d) There may be unique circumstances that need to be recognized as a 

result of existing conditions, such as existing dwellings within wetland 
buffers and lots of record within hazard lands. Any such unique 
circumstances will be identified and discussed if and when a planning 
application or building permit application is filed with the Town and/or 
having been identified during pre-consultation. Determination of the 
applicable approval authority will be dependent on the nature of the 
existing condition and the environmental designation or constraint 
impacted. The MOU will be referenced in determining approval 
authority.  

Lands impacted by natural hazards regulated by the NPCA will be 
subject to regulatory controls under the NPCAôs ñRegulation of 
Development, Interference with Wetlands and Alterations to Shorelines 
and Watercoursesò (O.Reg 155/06), as amended from time to time. 

 
e) Schedule STV-2 of the Stevensville Secondary Plan illustrates areas of 

Environmental Protection designation. These areas are identified on 
Schedules STV-3 and STV-3a, and are further broken down to 
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illustrate the specific natural feature or hazard land components.  
 

f) The Stevensville Secondary Plan also contains Environmental 
Conservation Areas, all of which are shown as an overlay designation 
on Schedule STV-2. Development may be permitted in an 
Environmental Conservation Area subject to an EIS having been 
conducted and the Terms of Reference approved prior to initiating the 
EIS by the applicable approval authority. 

 
g) Schedule STV-3a of this Plan identifies a creek tributary crossing 

Stevensville Road lying just south of the CNR Right-of-Way. This 
tributary is identified by NPCA as Type 1- Critical Fish Habitat and 
traverses lands designated as Low Density Residential by this Plan. 
Any development activity in this area shall comply with the 30m 
setback provisions from top of bank in order to protect fish habitat.  
Should the NPCA identify any wetland features along the tributary, the 
wetland regulations of the NPCA shall apply. 

 
The NPCA shall be consulted with respect to any development on 
these lands.  

 
h) Policy 8.8.1.XXIV shall be referenced for direction regarding the 

relationship between existing draft approved plans of subdivision and 
natural heritage features. 

4.19.13.2. ENVIRONMENTAL PROTECTION AREA 

a) Environmental Protection Areas are comprised of Provincially 

Significant Wetlands (PSWôs) and lands subject to natural hazard 

conditions as described in Section 8.2.4. 

 

b) PSWôs are identified on Schedules STV-2 and STV-3. All PSWôs are 

designated as Environmental Protection.  

 

c) The Plan Area contains several locations where PSWôs are identified. 

Most are associated and defined along the shoulders of the Black 

Creek drainage course with several truncated sections resulting from 

the longstanding road networks. The only other wholly contained PSW 

is found in the northeastern portion of the Plan, which is surrounded by 

designated Industrial land. Any remaining PSWôs are typically found 

outside of the Plan Area, however, may influence lands within the Plan 

with respect to setbacks for development.  30m of adjacent lands from 
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PSWôs lying just outside of the Secondary Plan limits are shown on 

Schedule ñSTV-3ò to this Plan. 

 

While it is recognized by NPCA that the common threshold for an EIS 

requirement adjacent to a PSW is 30m, the NPCA may request an EIS 

to demonstrate no negative effects on a PSW within 120m of adjacent 

lands, depending on the nature of the development.  

 

d) The Ministry of Natural Resources (MNR) establishes the boundaries 

of wetland features and considers the evaluations to be open files. 

Property owners who wish to have wetland boundaries re-evaluated 

have the opportunity to do so in consultation with the MNR. The NPCA 

will provide guidance to the owner in establishing discussions with 

local MNR representatives if desired. Property owners should 

recognize that wetland features may change over time and may 

increase or decrease in size and will be evaluated as such by the 

MNR. The NPCA regulates identified wetlands under the Conservation 

Authorities Act. 

 

e) Schedules STV-2 and STV-3 illustrate the PSW features and the 30m 

adjacent land limits associated with the feature. Development within 

the adjacent land is regulated by the NPCA and generally not 

permitted unless approved by the NPCA.  

 

f) The 30m adjacent to the PSWôs is represented by a line on the 

Schedules and also illustrates an underlying land use designation. This 

underlying land use designation does not constitute or secure 

development rights or potential without pre-consultation with the NPCA 

and Town on a supporting EIS and the EIS having been completed 

and accepted by the NPCA.  

 

g) Notwithstanding paragraph a) and c) herein, Section 4.19.13.1d) 

recognizes there may be unique circumstances for existing 

development in PSW adjacent lands, in which case, the need for an 

EIS will be determined through consultation with the Town and NPCA 

and will be subject to NPCA regulations in effect, as amended from 

time to time.  
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h) Natural Hazards are reflected on Schedules STV-2 (contained within 

the Environmental Protection designation) and further broken down on 

Schedule STV-3 and STV-3a. The policies of Section 8 shall apply to 

Natural Hazards identified within the Stevensville Secondary Plan 

Area. 

 

i) There may be instances where the Environmental Protection Area 

designation limit is the result of NPCA defined areas requiring further 

study to confirm actual limits. More specifically, areas where slopes 

have been identified as being in excess of 3:1 and greater than 3m in 

height from top to toe. Where such areas exist in defining the EPA 

limits shown on this Planôs Schedules, studies to determine ñstable top 

of slopeò may be requested to confirm limits of development in relation 

to the slope as identified. Any required modification to the limits of the 

Environmental Protection Area as a result of study findings will not 

require amendment to this Plan or the Zoning By-law. 

4.19.13.3. ENVIRONMENTAL CONSERVATION 

a) Environmental Conservation Area designation comprises wooded 

areas over 2.0 ha. and the most sensitive of natural areas identified by 

the Townôs Natural Areas Inventory. The Environmental Conservation 

Area designation is an overlay and is shown on Schedules STV-2, 

STV-3 and STV-4. 

 

b) When an EIS is required, the Regionôs guidelines will be followed. The 

guidelines contain requirements and procedures for scoping and 

waiving studies. The applicable approval authority shall have regard for 

the requirements, to simplify the approval process while allowing 

development that safeguards the natural environment. 

 

c) A Tree Preservation Plan may be required to implement the 

recommendations of an EIS, or to protect trees identified as worthy for 

protection. Requirements for a Tree Preservation Plan will be identified 

in conditions of draft plan or site plan approval. 
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4.19.13.4. ENVIRONMENTAL CORRIDORS 

a) The policies of Section 8.3.4.IV of the Official Plan shall generally 

apply to Environmental Corridors shown on the Secondary Plan 

Schedule STV-3.  

 

b) Schedule ñCò of the Official Plan illustrates conceptual Corridors 

throughout the municipality. These corridors represent a higher level 

linkage and are intended to demonstrate where provision of wildlife 

and avian routes may be considered for enhancement. The feasibility 

of enhancement should be examined as part of a development 

application process. The Stevensville Secondary Plan Area contains 

one such corridor, which is directly associated with the Black Creek 

tributary. 

 

c) There is a considerable amount of existing development along portions 

of these Environmental Corridor routes within the Plan Area. Where 

feasible, any proposals for new development may be requested to 

address how these routes could receive enhancement to assist in 

wildlife movement. 

4.19.14. TRANSPORTATION SYSTEMS (ROAD NETWORKS, ACTIVE 

TRANSPORTATION AND PUBLIC TRANSIT) 

a) ñTransportation Systemsò is in reference to the various modes of 

transportation infrastructure that exist, or may be planned to be made 

available to service the Stevensville Secondary Plan Area. These include, 

but are not limited to, Rail, Road, Future Highway, potential Transit service 

and Active Transportation infrastructure (either planned or existing 

sidewalks, bicycle lanes & trails) 

 

b) Transportation systems are shown on Schedule STV-4 of this Plan 

 

c) Council supports all modes of transportation and in order to address or 

provide for better means of implementing infrastructure requirements to 

support the Transportation System over the long term, review of current 

standards, or development of new standards may be required and 

prioritizing maintenance, construction and improvement will be considered 
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annually through capital budgeting, and through development application 

activity.  

 

d) It is recognized that major infrastructure projects can take time to 

coordinate and finance. The Town will seek opportunities for funding 

program assistance from other levels of government when made 

available; to assist in expediting transportation related capital projects and 

work cooperatively when jurisdiction over transportation infrastructure is 

not solely with control of the Town. 

4.19.14.1. ñPREFERRED CORRIDORò FUTURE 400 SERIES HIGHWAY 

a) The Provincial Government is undertaking an Environmental Assessment 

(EA) to establish a Preferred Corridor and Right-of-Way for a 400 Series 

Highway connecting link between Highway 406 in Welland and the QEW 

between Netherby and Bowen Roads. Schedule STV-4 of this Plan 

illustrates the conceptual corridor as requested by the Town of Fort Erie 

Council, to be reflected in Regional Policy Plan Amendment No.6 and 

Phase 2 of the Provincial Niagara to Greater Toronto Area (N-GTA) 

Transportation Strategy when initiated.  

b) Further EA study work (a Phase 2 undertaking) has been identified as a 

ñnext stepò in this Provincially led process to identify a 170m Right-of-Way 

within the ñcorridorò, which location could be adjusted, however, no 

associated timeline has been made available. 

c) At a higher level conceptual stage the Town supports this planned 

highway. Until such time that the Province acts to advance the required 

Phase 2 EA study and any subsequent corridor protection designation, 

and policy directives being implemented at the Regional level respectively, 

the Town will give consideration, to the best of its ability, on matters 

relating to any potential development activity in proximity to the identified 

corridor. In doing so, the Town may circulate development applications to 

the Region as a courtesy for comment, with the understanding that without 

corridor protection policies in-place, development activity and property 

owner rights have to be taken into account in processing applications for 

development. 

d) For the purposes of this Secondary Plan, The Town envisions a full 

interchange being planned for Stevensville Road. Such an interchange 
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would be extremely beneficial to the Employment lands within the 

Community and provide for general economic growth as a result of 

improved accessibility for all forms of commuter related traffic entering or 

passing through the community. 

4.19.14.2. ROAD NETWORKS 

a) Further development of the road network within the Stevensville 

Secondary Plan Area shall generally be in accordance with Section 

12.7 of the Town Official Plan. 

b) Council will strongly consider the existing character and needs of the 
neighbourhood when making road improvement decisions. 

 
c) The existing road networks within the Plan Area are generally 

developed in terms of travelled passage. The historical nature of the 
community was one of a rural crossroads community with subsequent 
development occurring in layers from Stevensville Road and East & 
West Main Street.  

 
d) There are generally four categories of roadway hierarchy in the Plan 

Area (not including the potential future Provincial Highway). These 
would be defined as:  

 

¶ Regional Arterial Road (Stevensville Road)  

¶ Town Collector Roads (East & West Main Streets and Winger 
Road); 

¶ Industrial Roads (Eagle Street); and 

¶ Local Roads (all remaining)  
 

e) While there are no ñprivateò roads within Stevensville currently, it can 
be anticipated that private road development may be introduced at 
some point in future. Such roads typically are associated with compact 
condominium type development and are permitted within the Town. In 
light of public road allowances located north of Black Creek that access 
Stevensville Road that are generally reduced in width (reflecting more 
of a laneway status), such roads may be permitted to extend as private 
roads to access and service available development lands beyond the 
existing development lining Stevensville Road.  Any such private road 
development permitted shall remain the responsibility of the ownership 
for continued maintenance and upkeep, both at surface and sub-
surface (primary services). 
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f) In support of creating a pedestrian friendly environment within the 
newly designated Core Mixed Use area of the village core, the Town 
shall request regional cooperation in design of Stevensville Road that is 
in keeping with ñComplete Streetsò policy in a contextually sensitive 
manner. Such consideration shall include on-road bicycle lanes, on-
street parking to service commercial within the core, traffic calming 
measures and strategies for traffic control beyond the core area that 
will contribute to speed reduction prior to entering the core. This may 
include signalized intersection(s), traffic circle or simply 4-way stop 
control. Safety is a concern on all roadways within the Plan Area with 
the highest priority placed at this location (Stevensville Road in the 
village core) given the volume of vehicles using Stevensville Road.  

 
g) Schedule STV-4 illustrates the road network within the Plan Area and 

any new development application shall have regard for ultimate road 
allowance widths (as identified in Section 12.7.4 and any regional 
requirements as conveyed in the Regionôs Official Plan) in design and 
zoning setback regulation.  

 
h) The Region of Niagara determines ultimate road allowance width for 

roads under its jurisdiction. The Region will be circulated with respect 
to any application for development along Stevensville Road, at which 
time final determination on provision of any widening requirements will 
be identified. 

 
i) Town collector roads seek to establish an ultimate width of 23m and 

local roads are to seek a 20m road allowance. It is recognized these 
desired widths may not always be practical or obtainable. 
Determination of municipal road widening will be reviewed by the Town 
at the time of application submission or during road 
reconstruction/improvement projects. 

 
j) The Plan illustrates ñconceptualò roads on portions of the Plan. These 

conceptual roads are provided as a guide for the purposes of 
demonstrating efficient use of potentially developable land. Any 
proposals for areas where conceptual roads are shown may supply 
alternate designs, however, development proposals must also 
demonstrate the effective use of land and connectivity to the existing 
surrounding road network. An amendment to this Plan would not be 
required. 

 
k) Road widening and daylighting requirements shall be in keeping with 

the policies of Section 12.7.4. 
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l) New road connections should be aligned with opposing roads or major 

driveways whenever possible. 
 

m) New road intersections and driveways connecting to Stevensville Road 
shall require Regional approval. 

4.19.14.3. ACTIVE TRANSPORTATION 

a) Active Transportation shall be a consideration of Council as identified 

under Section 12.7.2 iv). 

 

b) Schedule ñSTV-4ò illustrates components of the Active Transportation 

Network for the Stevensville Secondary Plan.  

 

c) Components of active transportation include on-road cycling lanes, off-

road paths/trails and a contextually sensitive neighbourhood sidewalk 

system within the Plan Area to facilitate a safe and healthy alternative 

to vehicular travel and reliance.  

 

d) The Town will take a leadership role in promotion of active 

transportation infrastructure when reviewing development applications 

and undertaking road improvements / reconstruction. 

 

e) Frequent destinations or points of interest, such as the library, school, 

parks and village core area should be given priority for connection 

when considering annual budget allocation. Connections that would 

support access to transit routes may also be considered where 

feasible.  

 

f) Where applicable, applications for development will be required to 

address and demonstrate how plans may integrate and provide for the 

necessary infrastructure to facilitate active transportation in relation to 

the overall network illustrated on Schedule ñSTV-4ò. 

 

g) Consideration shall be given to provision of active transportation 

infrastructure contained within regional and local roadways during 

major reconstruction projects, including bicycle lanes as identified by 

regional cycling master plan and shown on STV-4. This would include 
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consideration to their addition at the time of any re-surfacing projects 

(relating to bicycle lanes additions) 

 

h) Collector roads within the Plan Area shall be planned to provide for 

sidewalks on both sides. Council may consider single side locations in 

part or in whole following departmental review and recommendation.  

 

i) Wherever possible or practical, street lighting shall be provided on the 

same side of the roadway as the sidewalk and/or as described in the 

Town Street Lighting Policy. 

 

j) The Plan Area contains natural environment features that may be 

suitable for accommodating pedestrian trail linkage. Opportunities to 

enhance the overall pedestrian network with visual variety in a diversity 

of settings shall be encouraged. The NPCA will be consulted when 

trails are proposed in regulated areas. Efforts to connect east and west 

ends of the Plan Area with a recreational/educational trail is of interest 

to the Town. A conceptual recreational trail to serve in this capacity is 

illustrated on Schedule STV-4.  

 

k) Any trails associated with, or located in, Natural Features and Open 

Space areas (excluding some park designations) shall not be lit, 

thereby assisting in a nocturnal wildlife corridor function. 

 

l) Type of surface materials used on trail linkage in the area natural 

features will be determined on a site by site basis and in consultation 

with NPCA and/or MNR where applicable.  

 

m) Wherever possible, the Town and Region will work cooperatively in 

establishing linkage to broader regional active transportation 

infrastructure to further promote and extend the range and reach 

accessible by active transportation users. In Stevensvilleôs case, effort 

shall focus on incremental implementation and support for municipal 

transit (to bridge geographic gaps) and on-road bicycle lanes on 

Stevensville Road, as identified in the Regionôs Cycling Master Plan. 
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n) Active Transportation and Public Transit use are complimentary modes 

of transportation. Wherever feasible, provision of pedestrian linkage to 

established transit routes shall be encouraged. 

4.19.14.4. PUBLIC TRANSIT 

a) Conventional transit service is not presently provided to the 

Stevensville community. Community Focus Group participation in the 

development of this Secondary Plan have voiced transit service 

provision as high priority and until such time that population and 

employment densities increase, making it more sustainable and 

financially feasible to extend conventional service to Stevensville, this 

Secondary Plan shall have regard for implementation in the context of 

ñfutureò transit provision.  

 

b) Stevensville is presently provided with municipal ñAccessible 

Specialized Transitò service and the Town supports its continued 

operation separate to that of a desired ñconventionalò transit service 

being established.  

 

c) The Town supports Region of Niagara inter-municipal transit service 

and shall work cooperatively in review and support provision of 

regional routes that may, or may not supplement a level of transit 

connection from Stevensville to the Fort Erie urban area, in addition to 

that of its primary and  intended inter-municipal service.  

 

d) Although not shown on Schedule ñSTV-4ò, and considered to be a 

longer term objective, the Gateway Highway Commercial area should 

be promoted for a regional transit hub with local transit connection 

when regional service levels are capable of expansion. This would also 

provide the Ridgeway and Crystal Beach Neighbourhoods with a more 

direct alternative to accessing regional transit service without having to 

travel to the current regional hub at Thompson and Garrison Road 

(Walmart). Such consideration may also elevate or expedite local 

transit service implementation and connection to the Stevensville 

community.  

 

e) Conceptual local transit routing and potential transit stops are 

illustrated on Schedule ñSTV-4ò, the location of which, supports the 
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land uses shown on Schedule STV-2. An amendment to this plan shall 

not be required to modify or change routing or stops.  

 

f) Long term local transit planning shall have regard for locating potential 

transit stops using a typical 400m radius service area catchment 

model.  

4.19.15. PARKING 

a) The majority of the Secondary Plan Area is largely low density in character 

with most residences providing adequate on-site parking. On street 

parking in the majority of the residential areas has not been considered 

problematic. 

 

b) The Town shall monitor on-street parking throughout the community and 

may recommend restrictions to alleviate any safety issues if deemed 

appropriate.  

 

c) When streets with sufficient road allowance width are identified for 

reconstruction, consideration will be given to the provision of a full parking 

lane on at least one side of the street wherever feasible. 

 

d) The Town shall work cooperatively with the Region when capital projects 

are being designed and undertaken within the Mixed Use Area. The Town 

seeks to create a pedestrian environment that would include ñon-streetò 

parking within the core area and as a result, encourage the region assist in 

this goal. 

 

e) Any new municipal or private parking areas shall be designed and 

constructed in a way that provides adequate screening and landscape 

buffering where abutting residential properties. 

 

f) Parking in the Gateway Highway Commercial area will be required on-site 

for commercial development, taking into account any approved urban 

design guidelines when commercial site design is first being considered. 

 

g) Landscaped areas will be requested for large parking lots. Landscaping 

requirements shall be focused along the road frontages and shall provide 

for generous landscaped buffering and planting strips between the 
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roadway and parking areas, using high quality materials and plant stock. 

No less than 15% of the lot area shall be comprised of landscaped open 

space including planting strips. 

 

h) Parking area lighting shall be of adequate levels to ensure pedestrian 

safety while having regard for any adjacent residential uses. Spillover 

lighting from parking lot lighting onto adjacent properties shall be avoided. 

 

i) As the Region maintains control over access (ingress/egress) to 

Stevensville Road, developers of lands within the Gateway Highway 

Commercial area are encouraged to consider inter-lot connections by way 

of mutual access easements and agreements. 

4.19.16. CULTURAL HERITAGE 

a) All matters of Cultural Heritage shall be consistent with Section 11 of this 

Plan. 

b) The Town recognizes the setting and cultural heritage of Stevensville as 

being that of an agricultural origin. Residents of the community have 

expressed their desire to maintain the small town or village ñfeelò. 

c) In developing Urban Design Guidelines for Stevensvilleôs village core, the 

Town will seek to ensure guidelines address cultural and historical 

elements that should be maintained and enhanced in effort to strengthen 

the image and village character sought by residents.  

d) Council may consider periodic recommendations from the Fort Erie 

Museum and Cultural Heritage Advisory Committee concerning 

property/structure designations.  

 

e) The Secondary Plan presently does not have any designated heritage 

properties. Two properties (3 structures) have been identified as being of 

interest and subsequently added to the Municipal Registry for potential or 

future designation. The Town has relied on voluntary designation of 

heritage properties and shall continue to act in this manner. The Town 

encourages designation of such properties and will work cooperatively 

with ownership in effort to facilitate designation. 
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f) The Fort Erie Museum and Cultural Heritage Committee shall continue to 

advise Council on matters of Stevensvilleôs built heritage and from time to 

time, may recommend for Councilôs consideration, properties for addition 

to the Municipal Registry following the Committeeôs more detailed review 

of community building stock. 

 

g) The Stevensville Secondary Plan Area contains areas of archaeological 

potential. New development proposals may require an archaeological 

assessment study prepared by a qualified individual or firm to accompany 

any such development application. The parent Official Plan Schedule 'D' - 

Cultural Heritage Archeological Zones of Potential identifies areas subject 

to this requirement. Need for any such study shall be confirmed through 

mandatory pre-consultation prior to any application submission. 

4.19.17. MUNICIPAL SERVICES 

a) Municipal servicing shall be consistent with the policies of Section 12 of 
this Plan. 

b) Municipal services such as sanitary and storm sewers, stormwater 
management facilities and  municipal drainage will be provided, 
maintained and upgraded as necessary to accommodate the needs of 
existing and future development in the Stevensville Secondary Plan Area. 

c) Based on findings of the 2010 Waste Water / Stormwater Master Plan 
study (XCG Consultants Ltd.), no immediate servicing concerns 
respecting sanitary capacity of the sewer network for the Plan Area were 
identified.  

d) The Town shall continue to make improvements to its storm, sanitary and 
water networks and any planned improvement projects shall be identified 
in the 10 year capital projects budget. 

e) All new development shall require approval of storm water management 
plans and/or drainage plans from the relevant approval authority to ensure 
storm water is effectively and properly managed to mitigate or alleviate 
flooding of adjacent and downstream properties during storm events. 
Additionally, engineering solutions for storm water management that 
improve infiltration and assist in improving groundwater quality and 
recharge will be considered relative to the feasibility and practicality of 
their implementation. 

http://www.town.forterie.ca/WebSite/tofeweb.nsf/7ab7f07eec25bea9852573680047b7c9/ca573d38264df82f852579e300728e09?OpenDocument
http://www.town.forterie.ca/WebSite/tofeweb.nsf/7ab7f07eec25bea9852573680047b7c9/ca573d38264df82f852579e300728e09?OpenDocument
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f) Existing municipal water supply is currently available to service the Plan 
Area. All new development may be required to loop watermains wherever 
opportunity exists to do so. 

g) The Region of Niagara has completed a B Class Environmental 
Assessment on a portion of lands designated for Medium Density 
Residential on Schedule STV-2. On completion of the Environmental 
Assessment, the Town may redesignate and rezone the final limits to 
reflect the use through housekeeping amendments. The Town may simply 
choose to rezone without an amendment to this Plan. 

h) There are presently no restrictions to development within Stevensville 
under current water supply conditions. The expansion is to secure water 
supply for Stevensville and Douglastown over the long term.  

i) All new development within the Secondary Plan Area shall be developed 
with full municipal services with exception of minor in-filling through 
consent on roads serviced by open ditch and rural cross section. 

j) Servicing the lands north of Black Creek, west of Stevensville Road will 
require tributary (Stevensville Municipal Drain) crossings for public or 
private roads, water and sanitary sewer. The Town shall work 
cooperatively with approval authorities and development interests in 
securing future viability for development in this area. Minor changes to 
designation limits may be adjusted to those which are shown on the 
Schedules of this Plan without amendment, provided site specific zoning 
that reflects final limits are to the satisfaction of the respective approval 
authorities. Land Use designation changes may follow during regular 
housekeeping exercises. Where a division of land use is that of a 
constraining feature (eg. Flood Plain), supporting studies will be required 
for relevant approval authorities review and approval. 

4.19.18. UTILITIES 

a) Utility providers are encouraged to consult with the Town when new major 
plant locations or infrastructure is required or existing infrastructure is 
identified for upgrade. The Town will work cooperatively with utility 
providers in effort to facilitate their needs while balancing the interests of 
the area residents or businesses. Utility companies are encouraged to 
work cooperatively with the Town and regulatory authorities in determining 
suitable locations that are compatible with existing and planned 
development in effort to reduce or eliminate potential conflicts, 

b) Utility providers shall ensure their respective utility has been planned and 
located in accordance with any relevant safety regulations, separation 
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requirements and/or municipal standards, either through individual utility 
plant location or as part of a combined installation. 

4.19.19. NEIGHBOURHOOD GATEWAYS & LANDMARKS 

a) Schedule STV-2 illustrates Gateway symbols at key locations in the Plan 
Area. These ñgatewaysò are generally the north and south entry points into 
the community.  

b) Gateway features act to provide both physical and psychological queues 
on demarcation of community boundary. Features or landmarks act as 
visual benchmarks or visual points of reference to indicate location and 
reinforce arrival or departure.  

Intensity of the gateway feature makes an intended statement and projects 
an image the neighbourhood can become associated with. This can be 
done in many ways such as signature buildings or architectural features, 
or through landscaping treatment and lighting. Combining any or all of 
these types of treatments provides opportunities to make a very bold 
statement or a much more modest approach to signal a threshold or 
specific location. 

c) Gateways and Landmark features can be further defined through the 
preparation of Urban Design Guidelines. 

d) When municipal wayfinding signage is being considered in close proximity 
gateway features, the signage should be situated in such a manner that it 
does not compete with the Gateway or Landmark features. 

e) Any Gateway or Landmark Feature planned along a regional road will 
require consultation with regional staff and potentially an approval 
depending on actual position or placement. 

4.19.20. INTERPRETATION OF THE PLAN 

The Stevensville Secondary Plan (Official Plan Amendment #24) consists of Sections 4. 

19.1 through 4.19.20, and Schedules ñSTV-1ò, ñSTV-2ò, ñSTV-3ò, ñSTV-3aò and ñSTV-4ò.   

The text and Schedules of the Official Plan for the Town of Fort Erie continue to 

apply except where they are in conflict with, or are less restrictive than this 

Secondary Plan, in which case the text and maps of this Secondary Plan shall 

prevail. 

(Section 4.19 was introduced by By-laws 2014-069 & 2014-070, OPA #24)  
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