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1.1. INTENT

The Biglieri Group Ltd. (“TBG”) has been retained by Arcavia 
Home Care to prepare an Urban Design Brief in support of 
the redevelopment of the lands municipally identified as 6888 
Drummond Road in the City of Niagara Falls (“The Subject Site”). 
The Subject Site is legally described as XXX. Applications for 
a Zoning By-law Amendment and an Official Plan Amendment 
is required to permit the development of a four-storey long-
term care home that will offer a total of 192 beds. This Urban 
Design Brief builds upon the Planning Rationale Report and 
demonstrates how the proposed development meets design 
guidelines and principles set out by Niagara Region and the 
City of Niagara Falls. The goal of this report is to ensure that 
the proposed development fosters high quality and sustainable 
urban design. 

1.2. DOCUMENT STRUCTURE

This document is organized into three sections: 

•	 Section 1 - The Policy Context and Site Analysis (Policies, location 
and community context); 

•	 Section 2 - Vision and Design Principles; 
•	 Section 3 - The Design Concept that is responsive to the policy 

context and site analysis 
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2.1. Study Area Description

2.1.1  Site Location

The Subject Site has approximately 61.7 metres of frontage onto 
Drummond Road. The Subject Site is 3,166 metres (0.78 acres) in 
size and is approximately 217 metres deep and forms an irregular 
triangle shaped. The Subject Site is is currently undeveloped. 

The proposed development consists of a four (4) storey long-
term care building consisting of 192 beds with a gross floor 
area (GFA) of 13,762 square metres. A commercial component 
is proposed at grade in the western half of the building. The 
proposal will see a total of one hundred and one (101) parking 
spaces and eight (8) bicycle parking spaces. The proposed 
building is situated towards the northern portion of the subject 
site and nearly stretches the lengh of the property. Parking and 
vehicular circulation are situated south of the proposed building. 
The primary drop-off loop and main entrance are located towards 
the west end of the proposed building while  waste and loading 
are situated towards the far end of the Subject Site. 

At grade along the western portion of the building are 10-12 
commercial units, five of which front along Drummond Road. The 
eastern portion of the main level is dedicated to long-term care 
amenities and supporting uses including the cafeteria, place of 
worship, lounge, meeting rooms and staff support. Receiving and 
waste are situated at the rear of the building. Levels two to four 
are comprised of 192 long-term care rooms and the necessary 
support services for them.

•	 The Subject Site fronts onto a Local Road (Drummond 
Road) and is located in an established residential 
neighbourhood. 

•	 The Subject Site is an excellent candidate for a long-
term care home being well served by transit and within 
close proximity to the QEW, and a nearby shopping 
north of the Subject Site.

•	 Furthermore, the Subject Sites access to nearby parks 
and open spaces further contributes to it being an ideal 
site for intensification

•	 Drummond Road has an existing right-of-way (R.O.W.) 
of 20 m making it a prime candidate for a building of 
4-storeys.

The Subject Topography is relatively flat. The Subject Site gradually 
slopes down towards the rear of the lot. The topography elevation 
ranges from approximately 187.5 metres above sea level (ASL) along 
Drummond Road to approximately 186.5 metres ASL towards the south 
of the Subject Site.

Examination of the Subject Site larger context reveals the factors that 
will influence the proposed long-term care home and shape the built 
form:
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 FIGURE 1: RENDERING (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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 FIGURE 2: RENDERING (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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2.1.2  Site Context

The Subject Site is located on the east side of Drummond Road, north of Churchill 
Street, and south of Collins Drive. The surrounding area is characterized by 
a mix of one and two storey detached residential houses, small scale retail, 
institutional and commercial uses, parks and open space. 

NORTH
Directly north of the Subject Site is a restauran and to the north-east is 
Rollingwood Park. Further north at the intersection of Drummond Rd and Dunn 
St is more commercial uses, multi-family residential and single family homes.

SOUTH
South of the Subject Site there are single detached residential units, as well as 
Father Hennepin Catholic Elementary School and Prince Charles Park.

EAST
C.B. Park is located to the immediate east of the Subject Site as is Father 
Hennepin Catholic Elementary School. Further East is the Niagara Falls 
Convention centre followed by the Falls themself.

WEST
To the immediate west of the subject site there are low-rise retail uses that 
front onto the west side of Drummond Road. Further West of Drummond 
Road there are single detached residential units.

 FIGURE 3: SITE LOCATION
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 FIGURE 5: SURROUNDING CONTEXT
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2.2. Study Area Inventory

PUBLIC SERVICE FACILITIES

The Subject Site is located within proximity to many public service facilities 
including schools, public transit, hospitals, sports facilities, and parks. 
Many of these facilities would be easily accessible to future residents 
of the proposed development via active transportation modes such as 
walking, biking, or by public transit. The following is a list of nearby public 
services and facilities:  

•	 The Subject Site is within the jurisdiction of the District School Board 
of Niagara (DSBN) and the Niagara Catholic District School Board 
(NCDSB). The Subject Site is approximately 200 m from the Father 
Hennepin Catholic Elementary School, 400 m from Heximer Avenue 
Public School, 900 m from Notre-Dame-De-La-Jeunesse Catholic 
Elementary school, 1.0 km from Mount Carmel Catholic Elemntary 
School, and 1.1 km from James Morden Public School.

•	 C.B. Wright Park is situated approximately 400 m east of the Subject 
Site and Prince Charles Park is located approximately 450 Southwest 
of the Subject Site.

•	 Approximately 350 m North of the Subject Site at the intersection of 
Dunn St and Drummond Road there is a collection of commercial 
uses from restaurants, corner stores and personal service stores and  
a fitness club.

•	 The Niagara Regional Police Station is approximately 2.4 km north of 
the Subject Site, while Niagara Parks Police Station is situated 1.9 km 
to the north east. Niagara Falls Fire Station 3 is the closest fire station 
approximately 1.5 km south west of the Subject Site. 

TRANSPORTATION

The Subject Site has approximately 61.6 metres of frontage on 
Drummond Road, which is a north/south Local Road. Queen Elizabeth 
Way (QEW) is a provincial highway located approximately 1.8 km west 
of the Subject Site. Mcleod Road; a Regional Road can be found 
approximately 500 m south of the Subject Site

The Subject Site is well serviced by the Regional public transportation 
network. A bust stop is located approdimately 100 m south from the 
Subject Site. The Subject Site is serviced by the 103 and 103b on 
Drummond and routes 101 and 112 nearby. These routes provide 
residents with access throughout the City with many of them passing 
throug the Main Street Hub.

ACTIVE TRANSPORTATION NETWORK

Sidewalks are provided on both sides of Drummond Road as well as  
on the nearby side streets. 
 
Niagara Region’s Transportation Master Plan identifies Drummond Road 
as a Regional Road having on-road facility which provides connectivity 
to the surrounding areas within the Region, such as Niagara-on-the-
Lake. East of the Subject Site along the Niagara River Parkway are the 
Greater Niagara Circle Route and the Waterfront Trail.
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The Greater Niagara Circle Route Trails System involves over
140 kms of mostly off-road, paved trails. The System
encompasses the Welland Canals Trail, which passes
alongside parts of the existing and previous Welland Canals,
the Friendship Trail which follows an abandoned rail line
between Port Colborne and Fort Erie, the Niagara River
Recreational Trail, alongside the Niagara River between Fort
Erie and Niagara-on-the-Lake, and the Waterfront Trail, which
passes along Lakeshore Road between Niagara-on-the-Lake
and St. Catharines.

This extensive trails network provides residents and visitors
with an opportunity to view parts of seven of the Region's
twelve local municipalities. Along it or nearby are many types
of accommodation and some of the sights that can be seen
include:

The Flight Locks where “the ships climb the
mountain” that is the Niagara Escarpment,

Parts of the previous three canals at various
places,

The South Niagara Rowing Club in Welland,
one of the area's well known rowing courses,

An extensive set of murals in downtown
Welland,

Mud Lake Conservation Area in Port
Colborne,

Lock 8 in Port Colborne which is the longest
lock in the system,

Fort Erie, a historic fort at the junction of the
Niagara River and Lake Erie,

The world famous Niagara Falls , the reason
for constructing the Welland Canal,

Fort George in Niagara-on-the Lake, a
historic community that is home to the Shaw
Festival,

The vineyards, wineries and orchards
alongside Lakeshore Road between
Niagara-on-the-Lake and St. Catharines,

Martindale Pond, site of the Henley Regatta
is in Port Dalhousie, St. Catharines, along
the Waterfront Trail, just to the east of the
Circle Route, and

The Lock 3 Observation Area and the St.
Catharines Museum where visitors may be
fortunate enough to see a ship pass through
the lock.

The trail is paved and either 2 or 3 metres wide and passes
through urban centres, downtowns, the Niagara Escarpment
and rural/agricultural areas.

The Greater Niagara Circle Route provides tourists with an
opportunity to see more of Niagara than the falls. Users can
hike, cycle or rollerblade their way around the Circle. Why
don’t you try it? We know you'll enjoy it.
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Niagara is for cyclists
cyclinginniagara.bike

LES UTILISATEURS DE CETTE CARTE ASSUMENT ENTIÈREMENT LA RESPONSABILITÉ DE LEUR PROPRE SÉCURITÉ ET UTILISENT CES ROUTES À LEURS PROPRES RISQUES.  CETTE	CARTE	EST	POUR	L’USAGE	PERSONNEL	

ET	NON-COMMERCIAL	AFIN	DE	FACILITER	LA	PLANIFICATION	D’ITINÉRAIRES	EN	VÉLO	À	TRAVERS	LA	RÉGION	DE	NIAGARA.	CETTE	CARTE	N’EST	PAS	À	L’INTENTION	DES	ENFANTS	DE	MOINS	DE	18	ANS.	LES	CYCLISTES	

DOIVENT	SE	CONFORMER	AU	CODE DE LA ROUTE	ET	SONT	ENTIÈREMENT	RESPONSABLES	DE	LEUR	SÉCURITÉ.	CHAQUE	CYCLISTE	DOIT	ÉVALUER	SON	CHOIX	DE	ROUTE	SELON	SON	NIVEAU	D’EXPÉRIENCE,	SON	NIVEAU	

DE	CONFORT	EN	SITUATION	DE	CONGESTION,	LES	CONDITIONS	DE	LA	MÉTÉO,	LE	MOMENT	DU	JOUR	ET	TOUT	OBSTACLE	ROUTIER,	QUE	CELUI-CI	SOIT	TEMPORAIRE	OU	PERMANENT.	LES	CYCLISTES	UTILISENT	CETTE	

CARTE	VOLONTAIREMENT	ET	À	LEURS	PROPRES	RISQUES,	ACCEPTENT	ET	ASSUMENT	PLEINEMENT	LES	RISQUES,	DANGERS,	PÉRILS	ET	POSSIBILITÉS	DE	DOMMAGE	CORPOREL,	PARALYSIE,	MORT	ET	DOMMAGE	AUX	BIENS	

QUI	POURRAIENT	RÉSULTER	DE	L’EXACTITUDE	DE	LA	CARTE,	DES	CONDITIONS	ROUTIÈRES,	D’ACTES	COMMIS	PAR	D’AUTRES	CYCLISTES	OU	DE	TIERS	PARTIS.  LA MUNICIPALITÉ RÉGIONALE DE NIAGARA (“NIAGARA 

REGION”) N’ASSUME AUCUNE RESPONSABILITÉ QUANT À L’EXACTITUDE DE CETTE CARTE OU DE L’ÉTAT SÉCURITAIRE DES ROUTES ET N’EST PAS TENU RESPONSABLE DES DOMMAGES OU D’AUCUNE DEMANDE DE 

RÈGLEMENT RÉSULTANT DE L’UTILISATION DE CETTE CARTE. POUR	UNE	LISTE	DES	FERMETURES	DES	ROUTES	DE	LA	RÉGION	DE	NIAGARA,	VISITEZ	WWW.NIAGARAREGION.CA.

USERS	OF	THIS	MAP	ARE	FULLY	RESPONSIBLE	FOR	THEIR	OWN	SAFETY	AND	USE	THESE	ROUTES	AT	THEIR	OWN	RISK.	This	cycling	map	is	for	personal,	non-commercial	

use	to	provide	assistance	to	cyclists	in	planning	bicycle	trips	throughout	the	Niagara	Region.		This	map	is	not	intended	for	children	under	the	age	of	18.		Cyclists	must	comply	

with	the	Highway	Traffic	Act	and	bear	full	responsibility	for	their	own	safety.		Each	cyclist	must	evaluate	their	chosen	routes	based	on	their	level	of	experience,	comfort	level	

cycling	in	traffic,	weather	conditions,	time	of	day	and	any	road	obstacles,	whether	temporary	or	permanent.		Cyclists	use	this	map	voluntarily	and	at	their	own	risk	and	accept	and	

fully	assume	all	such	risks,	dangers,	hazards	and	the	possibility	of	personal	injury,	paralysis,	death	and	property	damage	that	could	occur	as	a	result	of	the	map’s	accuracy,	road	

conditions,	acts	of	other	cyclists	or	third	parties.		THE	REGIONAL	MUNICIPALITY	OF	NIAGARA	(“NIAGARA	REGION”)	ASSUMES	NO	RISK	FOR	THE	ACCURACY	OF	THIS	MAP	OR	

THE	SAFE	CONDITION	OF	ANY	ROUTE	AND	SHALL	NOT	BE	HELD	RESPONSIBLE	FOR	ANY	DAMAGES	AND/OR	CLAIMS	WHATSOEVER	ARISING	FROM	THE	USE	OF	THIS	MAP.

For	a	list	of	road	closures	of	Niagara	Region	roads	go	to	www.niagararegion.ca.  ©2017 – The Regional Municipality of Niagara and its suppliers. All Rights Reserved. This map was compiled from various data sources and is current as of January 2017. Niagara Region makes no representations or 
warranties, whatsoever, either expressed or implied, as to the accuracy, completeness, reliability, currency or otherwise of the information shown on this map.  Projection is UTM NAD 83 Zone 17N CSRS.
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PONT QUEENSTON-LEWISTON BRIDGE

PÉAGE*: 50 CENTS

VÉLO SUR LA CHAUSSÉE 

À DESTINATION DES 

É.-U., ACCÈS À PARTIR 

DU CH. PORTAGE PRÈS 

DE LA PROMENADE 

NIAGARA.

Toll*: 50-cents

Bicycle on roadway

U.S. bound access 
from Portage Rd. 

near Niagara 
Parkway.
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INTERDITES 

Bicyles Prohibited
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PÉAGE*: 50 CENTS
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Toll*: 50-cents

Bicycle on roadway

*Note: Tolls are 
paid one way into 

Canada only. 
Both currencies 

accepted.

*NOTE : PÉAGE À 

DESTINATION DU 

CANADA SEULEMENT.

LES DEUX MONNAIES 

SONT ACCEPTÉES.

www.niagarafallsbridges.com

PONT PEACE BRIDGE

PÉAGE GRATUITToll-free
U.S. bound cyclists 
use south sidewalk 

with access from 
Mather Park.  

Canada bound 
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sidewalk with access 
from Busti Ave.

Bicycles must be 
walked across the 

bridge.
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www.peacebridge.com
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The Greater Niagara Circle Route Trails System involves over
140 kms of mostly off-road, paved trails. The System
encompasses the Welland Canals Trail, which passes
alongside parts of the existing and previous Welland Canals,
the Friendship Trail which follows an abandoned rail line
between Port Colborne and Fort Erie, the Niagara River
Recreational Trail, alongside the Niagara River between Fort
Erie and Niagara-on-the-Lake, and the Waterfront Trail, which
passes along Lakeshore Road between Niagara-on-the-Lake
and St. Catharines.

This extensive trails network provides residents and visitors
with an opportunity to view parts of seven of the Region's
twelve local municipalities. Along it or nearby are many types
of accommodation and some of the sights that can be seen
include:

The Flight Locks where “the ships climb the
mountain” that is the Niagara Escarpment,

Parts of the previous three canals at various
places,

The South Niagara Rowing Club in Welland,
one of the area's well known rowing courses,
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Welland,

Mud Lake Conservation Area in Port
Colborne,

Lock 8 in Port Colborne which is the longest
lock in the system,

Fort Erie, a historic fort at the junction of the
Niagara River and Lake Erie,

The world famous Niagara Falls , the reason
for constructing the Welland Canal,

Fort George in Niagara-on-the Lake, a
historic community that is home to the Shaw
Festival,

The vineyards, wineries and orchards
alongside Lakeshore Road between
Niagara-on-the-Lake and St. Catharines,

Martindale Pond, site of the Henley Regatta
is in Port Dalhousie, St. Catharines, along
the Waterfront Trail, just to the east of the
Circle Route, and

The Lock 3 Observation Area and the St.
Catharines Museum where visitors may be
fortunate enough to see a ship pass through
the lock.

The trail is paved and either 2 or 3 metres wide and passes
through urban centres, downtowns, the Niagara Escarpment
and rural/agricultural areas.

The Greater Niagara Circle Route provides tourists with an
opportunity to see more of Niagara than the falls. Users can
hike, cycle or rollerblade their way around the Circle. Why
don’t you try it? We know you'll enjoy it.
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Short Hills Provincial Park

The Greater Niagara Circle Route Trails System involves over
140 kms of mostly off-road, paved trails. The System
encompasses the Welland Canals Trail, which passes
alongside parts of the existing and previous Welland Canals,
the Friendship Trail which follows an abandoned rail line
between Port Colborne and Fort Erie, the Niagara River
Recreational Trail, alongside the Niagara River between Fort
Erie and Niagara-on-the-Lake, and the Waterfront Trail, which
passes along Lakeshore Road between Niagara-on-the-Lake
and St. Catharines.

This extensive trails network provides residents and visitors
with an opportunity to view parts of seven of the Region's
twelve local municipalities. Along it or nearby are many types
of accommodation and some of the sights that can be seen
include:

The Flight Locks where “the ships climb the
mountain” that is the Niagara Escarpment,

Parts of the previous three canals at various
places,

The South Niagara Rowing Club in Welland,
one of the area's well known rowing courses,

An extensive set of murals in downtown
Welland,

Mud Lake Conservation Area in Port
Colborne,

Lock 8 in Port Colborne which is the longest
lock in the system,

Fort Erie, a historic fort at the junction of the
Niagara River and Lake Erie,

The world famous Niagara Falls , the reason
for constructing the Welland Canal,

Fort George in Niagara-on-the Lake, a
historic community that is home to the Shaw
Festival,

The vineyards, wineries and orchards
alongside Lakeshore Road between
Niagara-on-the-Lake and St. Catharines,

Martindale Pond, site of the Henley Regatta
is in Port Dalhousie, St. Catharines, along
the Waterfront Trail, just to the east of the
Circle Route, and

The Lock 3 Observation Area and the St.
Catharines Museum where visitors may be
fortunate enough to see a ship pass through
the lock.

The trail is paved and either 2 or 3 metres wide and passes
through urban centres, downtowns, the Niagara Escarpment
and rural/agricultural areas.

The Greater Niagara Circle Route provides tourists with an
opportunity to see more of Niagara than the falls. Users can
hike, cycle or rollerblade their way around the Circle. Why
don’t you try it? We know you'll enjoy it.
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don’t you try it? We know you'll enjoy it.
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THE GREATER NIAGARA CIRCLE ROUTE

TRAILS SYSTEM

The Greater Niagara Circle Route Trails System involves over
140 kms of mostly off-road, paved trails. The System
encompasses the Welland Canals Trail, which passes
alongside parts of the existing and previous Welland Canals,
the Friendship Trail which follows an abandoned rail line
between Port Colborne and Fort Erie, the Niagara River
Recreational Trail, alongside the Niagara River between Fort
Erie and Niagara-on-the-Lake, and the Waterfront Trail, which
passes along Lakeshore Road between Niagara-on-the-Lake
and St. Catharines.

This extensive trails network provides residents and visitors
with an opportunity to view parts of seven of the Region's
twelve local municipalities. Along it or nearby are many types
of accommodation and some of the sights that can be seen
include:

The Flight Locks where “the ships climb the
mountain” that is the Niagara Escarpment,

Parts of the previous three canals at various
places,

The South Niagara Rowing Club in Welland,
one of the area's well known rowing courses,

An extensive set of murals in downtown
Welland,

Mud Lake Conservation Area in Port
Colborne,

Lock 8 in Port Colborne which is the longest
lock in the system,

Fort Erie, a historic fort at the junction of the
Niagara River and Lake Erie,

The world famous Niagara Falls , the reason
for constructing the Welland Canal,

Fort George in Niagara-on-the Lake, a
historic community that is home to the Shaw
Festival,

The vineyards, wineries and orchards
alongside Lakeshore Road between
Niagara-on-the-Lake and St. Catharines,

Martindale Pond, site of the Henley Regatta
is in Port Dalhousie, St. Catharines, along
the Waterfront Trail, just to the east of the
Circle Route, and

The Lock 3 Observation Area and the St.
Catharines Museum where visitors may be
fortunate enough to see a ship pass through
the lock.

The trail is paved and either 2 or 3 metres wide and passes
through urban centres, downtowns, the Niagara Escarpment
and rural/agricultural areas.

The Greater Niagara Circle Route provides tourists with an
opportunity to see more of Niagara than the falls. Users can
hike, cycle or rollerblade their way around the Circle. Why
don’t you try it? We know you'll enjoy it.
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TRAILS SYSTEM
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Niagara is for cyclists
cyclinginniagara.bike

LES UTILISATEURS DE CETTE CARTE ASSUMENT ENTIÈREMENT LA RESPONSABILITÉ DE LEUR PROPRE SÉCURITÉ ET UTILISENT CES ROUTES À LEURS PROPRES RISQUES.  CETTE	CARTE	EST	POUR	L’USAGE	PERSONNEL	

ET	NON-COMMERCIAL	AFIN	DE	FACILITER	LA	PLANIFICATION	D’ITINÉRAIRES	EN	VÉLO	À	TRAVERS	LA	RÉGION	DE	NIAGARA.	CETTE	CARTE	N’EST	PAS	À	L’INTENTION	DES	ENFANTS	DE	MOINS	DE	18	ANS.	LES	CYCLISTES	

DOIVENT	SE	CONFORMER	AU	CODE DE LA ROUTE	ET	SONT	ENTIÈREMENT	RESPONSABLES	DE	LEUR	SÉCURITÉ.	CHAQUE	CYCLISTE	DOIT	ÉVALUER	SON	CHOIX	DE	ROUTE	SELON	SON	NIVEAU	D’EXPÉRIENCE,	SON	NIVEAU	

DE	CONFORT	EN	SITUATION	DE	CONGESTION,	LES	CONDITIONS	DE	LA	MÉTÉO,	LE	MOMENT	DU	JOUR	ET	TOUT	OBSTACLE	ROUTIER,	QUE	CELUI-CI	SOIT	TEMPORAIRE	OU	PERMANENT.	LES	CYCLISTES	UTILISENT	CETTE	

CARTE	VOLONTAIREMENT	ET	À	LEURS	PROPRES	RISQUES,	ACCEPTENT	ET	ASSUMENT	PLEINEMENT	LES	RISQUES,	DANGERS,	PÉRILS	ET	POSSIBILITÉS	DE	DOMMAGE	CORPOREL,	PARALYSIE,	MORT	ET	DOMMAGE	AUX	BIENS	

QUI	POURRAIENT	RÉSULTER	DE	L’EXACTITUDE	DE	LA	CARTE,	DES	CONDITIONS	ROUTIÈRES,	D’ACTES	COMMIS	PAR	D’AUTRES	CYCLISTES	OU	DE	TIERS	PARTIS.  LA MUNICIPALITÉ RÉGIONALE DE NIAGARA (“NIAGARA 

REGION”) N’ASSUME AUCUNE RESPONSABILITÉ QUANT À L’EXACTITUDE DE CETTE CARTE OU DE L’ÉTAT SÉCURITAIRE DES ROUTES ET N’EST PAS TENU RESPONSABLE DES DOMMAGES OU D’AUCUNE DEMANDE DE 

RÈGLEMENT RÉSULTANT DE L’UTILISATION DE CETTE CARTE. POUR	UNE	LISTE	DES	FERMETURES	DES	ROUTES	DE	LA	RÉGION	DE	NIAGARA,	VISITEZ	WWW.NIAGARAREGION.CA.

USERS	OF	THIS	MAP	ARE	FULLY	RESPONSIBLE	FOR	THEIR	OWN	SAFETY	AND	USE	THESE	ROUTES	AT	THEIR	OWN	RISK.	This	cycling	map	is	for	personal,	non-commercial	

use	to	provide	assistance	to	cyclists	in	planning	bicycle	trips	throughout	the	Niagara	Region.		This	map	is	not	intended	for	children	under	the	age	of	18.		Cyclists	must	comply	

with	the	Highway	Traffic	Act	and	bear	full	responsibility	for	their	own	safety.		Each	cyclist	must	evaluate	their	chosen	routes	based	on	their	level	of	experience,	comfort	level	

cycling	in	traffic,	weather	conditions,	time	of	day	and	any	road	obstacles,	whether	temporary	or	permanent.		Cyclists	use	this	map	voluntarily	and	at	their	own	risk	and	accept	and	

fully	assume	all	such	risks,	dangers,	hazards	and	the	possibility	of	personal	injury,	paralysis,	death	and	property	damage	that	could	occur	as	a	result	of	the	map’s	accuracy,	road	

conditions,	acts	of	other	cyclists	or	third	parties.		THE	REGIONAL	MUNICIPALITY	OF	NIAGARA	(“NIAGARA	REGION”)	ASSUMES	NO	RISK	FOR	THE	ACCURACY	OF	THIS	MAP	OR	

THE	SAFE	CONDITION	OF	ANY	ROUTE	AND	SHALL	NOT	BE	HELD	RESPONSIBLE	FOR	ANY	DAMAGES	AND/OR	CLAIMS	WHATSOEVER	ARISING	FROM	THE	USE	OF	THIS	MAP.

For	a	list	of	road	closures	of	Niagara	Region	roads	go	to	www.niagararegion.ca.  ©2017 – The Regional Municipality of Niagara and its suppliers. All Rights Reserved. This map was compiled from various data sources and is current as of January 2017. Niagara Region makes no representations or 
warranties, whatsoever, either expressed or implied, as to the accuracy, completeness, reliability, currency or otherwise of the information shown on this map.  Projection is UTM NAD 83 Zone 17N CSRS.
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PONT QUEENSTON-LEWISTON BRIDGE

PÉAGE*: 50 CENTS

VÉLO SUR LA CHAUSSÉE 

À DESTINATION DES 

É.-U., ACCÈS À PARTIR 

DU CH. PORTAGE PRÈS 

DE LA PROMENADE 

NIAGARA.

Toll*: 50-cents

Bicycle on roadway

U.S. bound access 
from Portage Rd. 

near Niagara 
Parkway.

PONT WHIRLPOOL BRIDGE

BICYCLETTES 

INTERDITES 

Bicyles Prohibited

PONT RAINBOW BRIDGE

PÉAGE*: 50 CENTS

VÉLO SUR LA CHAUSSÉE

Toll*: 50-cents

Bicycle on roadway

*Note: Tolls are 
paid one way into 

Canada only. 
Both currencies 

accepted.

*NOTE : PÉAGE À 

DESTINATION DU 

CANADA SEULEMENT.

LES DEUX MONNAIES 

SONT ACCEPTÉES.

www.niagarafallsbridges.com

PONT PEACE BRIDGE

PÉAGE GRATUITToll-free

U.S. bound cyclists 
use south sidewalk 

with access from 
Mather Park.  

Canada bound 
cyclists use north 

sidewalk with access 
from Busti Ave.

Bicycles must be 
walked across the 

bridge.

CYCLISTES À 

DESTINATION DES É.-U., 

ACCÉDEZ LE TROTTOIR 

SUD À PARTIR DU PARC 

MATHER. CYCLISTES 

À DESTINATION DU 

CANADA, ACCÉDEZ 

LE TROTTOIR NORD À 

PARTIR DE BUSTI AVE. 

IL FAUT MARCHER AVEC 

VOTRE VÉLO POUR 

TRAVERSER LE PONT. 

www.peacebridge.com

LE COUP DE C♥EUR DES CYCLISTES

niagaraenvelo.bike
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Car Pool Lot PARC AUTOMOBILE

International Bridge PONT INTERNATIONAL

Port Robinson Ferry TRAVERSIER PORT 

ROBINSON

Information Centre CENTRE D’INFORMATION

Public Washroom TOILETTES PUBLIQUES

University/College UNIVERSITÉ/COLLÈGE

Major Shopping Centre CENTRE COMMERCIAL 

IMPORTANT

Hospital HÔPITAL

Police Station POSTE DE POLICE

Winery VIGNOBLE

Distillery DISTILLERIE

Brewery MICRO-BRASSERIE

Niagara Interchange ÉCHANGEUR ROUTIER

Waterfront Trail PISTE WATERFRONT

Greater Niagara Circle 
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The Greater Niagara Circle Route Trails System involves over
140 kms of mostly off-road, paved trails. The System
encompasses the Welland Canals Trail, which passes
alongside parts of the existing and previous Welland Canals,
the Friendship Trail which follows an abandoned rail line
between Port Colborne and Fort Erie, the Niagara River
Recreational Trail, alongside the Niagara River between Fort
Erie and Niagara-on-the-Lake, and the Waterfront Trail, which
passes along Lakeshore Road between Niagara-on-the-Lake
and St. Catharines.

This extensive trails network provides residents and visitors
with an opportunity to view parts of seven of the Region's
twelve local municipalities. Along it or nearby are many types
of accommodation and some of the sights that can be seen
include:

The Flight Locks where “the ships climb the
mountain” that is the Niagara Escarpment,

Parts of the previous three canals at various
places,

The South Niagara Rowing Club in Welland,
one of the area's well known rowing courses,

An extensive set of murals in downtown
Welland,

Mud Lake Conservation Area in Port
Colborne,

Lock 8 in Port Colborne which is the longest
lock in the system,

Fort Erie, a historic fort at the junction of the
Niagara River and Lake Erie,

The world famous Niagara Falls , the reason
for constructing the Welland Canal,

Fort George in Niagara-on-the Lake, a
historic community that is home to the Shaw
Festival,

The vineyards, wineries and orchards
alongside Lakeshore Road between
Niagara-on-the-Lake and St. Catharines,

Martindale Pond, site of the Henley Regatta
is in Port Dalhousie, St. Catharines, along
the Waterfront Trail, just to the east of the
Circle Route, and

The Lock 3 Observation Area and the St.
Catharines Museum where visitors may be
fortunate enough to see a ship pass through
the lock.

The trail is paved and either 2 or 3 metres wide and passes
through urban centres, downtowns, the Niagara Escarpment
and rural/agricultural areas.

The Greater Niagara Circle Route provides tourists with an
opportunity to see more of Niagara than the falls. Users can
hike, cycle or rollerblade their way around the Circle. Why
don’t you try it? We know you'll enjoy it.
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URBAN DESIGN BRIEFURBAN DESIGN BRIEF

This Urban Design and Brief includes a summary of the planning and policy framework and documents at provincial, regional, 
and municipal levels, that guide and regulate planning decisions in the City of Niagara Falls. Each of the below sections 
outlines the applicable policies from the different documents and how the proposed development addresses the different 
goals, directives, and standards.  

The proposed development is consistent with the Provincial Policy Statement (2020) and is conforms to the following policies:  

•	 A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2020);  
•	 The Niagara Regional Official Plan (2022 Provincial Approved);  
•	 The City of Niagara Falls Official Plan (Office Consolidation, 2019);  
•	 The Niagara Region Model Urban Design Guidelines.

2.3. Planning Policy Enforcement 
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2.3.1 Provincial Policy Statement (2020) (“PPS”)

The PPS guides the growth and development within urban and rural 
settlement areas across Ontario. The policy document directs for efficient 
land use patterns that support current and future population needs 
across the province. Policy 1.1.1 of the PPS states that healthy, livable 
and safe communities are sustained by promoting the integration of land 
use planning, growth, transit-supportive development, and infrastructure 
planning that minimizes land consumption and servicing costs; and by 
promoting development and land use patterns that conserve biodiversity.  

In section 1.1.1 of the PPS encourages efficient land use and development 
patterns to support healthy, livable and safe communities by promoting 
efficient development and land use patterns which sustain the financial 
well-being of the Province and municipalities over the long term. An 
appropriate and market-based range and mix of residential types is also 
required.

Section 1.1.3.3 of the PPS directs opportunities for transit supportive 
development that accommodate a significant supply and range of 
housing options through intensification and redevelopment be promoted 
where appropriate.

Policy Response

The proposed residential development is consistent with the PPS’s 
intensifications, mixed land uses policies.

The proposed development will: 

•	 Intensify lands within the municipal Built-up Area of Niagara Falls;  
•	 Diversify the housing supply mix and range of residential typologies 

within Niagara Falls;  
•	 Increase housing supply and housing choice availability in the area;
•	 The proposed development will make use of existing municipal in-

frastructure and transit. 
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326 NIAGARA OFFICIAL PLAN November 2022 SCHEDULES
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 FIGURE 8: NIAGARA REGION OFFICIAL PLAN - SCHEDULE A
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2.3.2  Growth Plan for the Greater Golden Horseshoe (2020)

The Growth Plan is part of the provincial planning framework that 
builds upon the PPS to direct how and where growth will occur within 
the Greater Golden Horseshoe area. Objectives guiding the Growth 
Plan include supporting the development of complete communities, a 
thriving economy, a clean and healthy environment, and social equity. 
The Subject Site is within the designated Built-Up Area of the Growth 
Plan and is approximately 2.6 kms east of the Committed GO Transit Rail 
Extension on Schedule 5.  

Policy 2.2.1 of the Growth Plan stipulates that the majority of growth will 
take place within the delineated built boundary of the plan in areas that 
have existing or planned municipal water and waste water systems and 
can support the achievement of complete communities. Further to this 
directive, policy 2.2.2.1 sets a target that a minimum of 50 per cent of 
all residential development occurring annually within the Niagara Region 
will be within the delineated built-up area.  

Policy Section 2.2.6, Housing, directs that municipalities will support the 
achievement of complete communities by planning to accommodate 
forecasted growth; planning to achieve minimum intensification and 
density targets set out by the plan; considering the range and mix of 
densities of the existing housing stock; and planning to diversify their 
overall housing stock across the municipality.  

Policy Response

The proposed development will provide a long-term care home on a 
vacant and underutilized site. It will suppoprt the creation of complete 
communities by:

•	 Providing housing options for people as they age;
•	 Promoting urban infill through a higher density and more compact 

built form;
•	 offering healthcare related retail uses; and
•	 creating jobs within the community.

Furthermore, the Subject Site is well supported by Niagara Regiona 
Transit as outlined in section 2.2.
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 FIGURE 9: GREATER GOLDEN HORSESHOW GROWTH PLAN AREA
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2.3.3. The Niagara Regional Official Plan (2022 Provincial Approved) (“ROP”)

The Niagara Regional Official Plan is consistent with the policies of the 
Province, and sets the land use and planning framework for local Official 
Plans. The policies of the Niagara Regional Official Plan guide the 
physical, economic and social development of the Region to manage 
growth and economic development, to protect the natural environment, 
resources and agricultural lands, and to provide long-term goals for 
infrastructure investment.

The Subject Site is designated as Built-Up Area under the Urban Area 
designation in the ROP. Per Policy 2.2.2 Built-up Areas will be the focus 
of residential intensification and redevelopment within the Region over 
the long term. The Region implements several policies to promote 
intensification within the Built-Up Area and directs for local municipalities 
to generally encourage intensification throughout the Built-up Area (Policy 
2.2.2.9 and 2.2.2.10.). The Regional OP provides an intensification target 
of 10,100 units to be built in Niagara Falls by 2051, and that 50% of all 
new residential growth annually should be within the delineated built-up 
area.

Section 2.3 provides the Region’s direction on housing. Policy 2.3.1, 
states that the Region encourages the provision of a variety of housing 
types within urban communities and neighbourhoods to serve a variety 
of people as they age through the life cycle. Policy 2.3.2 states that the 
Region encourages the development of both affordable and attainable 
housing. Minimum targets are set.  

Policy Response

The proposed development will help the Niagara Region to achieve 
the highlighted intensification targets set out by the Region. The 
proposed development will support intensification efforts through the 
provision of long-term care units within the Built-Up Area that supports 
the existing transit routes and active transportation infrastructure. 

The proposed development will provide 192 long-term care units, 
a specialized housing type as defined by the Niagara ROP which 
provides housing opportunities for individuals as they age.
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 FIGURE 10: NIAGARA REGION OFFICIAL PLAN: SCHEDULE B - REGIONAL STRUCTURE
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2.3.4. The City of Niagara Falls Official Plan (Office Consolidation, 2014) (“NFOP”)

The main purpose of the NFOP is to create a long-term vision for the City 
to guide local growth and development by designating land for various 
land uses and providing policies that will guide development and use of 
land City-wide. The Subject Site is located within the Built Area Boundary 
as identified on Schedule A-2 of the NFOP. As per Schedule A of the 
NFOP, the Subject Site is designated as Residential. There is no Natural 
Heritage designation for the Subject Site under Schedule A-1 of the 
NFOP  The Site is not subject to any secondary plans or area specific 
policies. Drummond Road is classified as an Arterial Road on Schedule 
C of the NFOP.

Section 2 of the NFOP provides Growth Objectives in Section 2, under 
the heading of Strategic Policy Direction. Objectives that are relevant to 
the proposal are as follows:  
•	 To direct growth to the urban area and away from non-urban areas 

(Objective 1) 
•	 To protect Natural Heritage Areas and their functions (Objective 2) 
•	 To support increased densities, where appropriate, and the efficient 

use of infrastructure within the Built-Up section of the urban area 
(Objective 3)  

•	 To meet the targets as established by the Province through the 
Greater Golden Horseshoe Growth Plan and through the Region of 
Niagara Comprehensive Review (Objective 5)  

•	 To accommodate growth in accordance with the household, 
population and employment forecasts of the Region’s Comprehensive 
Review (Objective 6)  

Policy 

•	 To encourage alternative forms of transportation such as walking, 
cycling and public transit (Objective 9)  

•	 To develop a transit and pedestrian friendly, sustainable and 
livable City through the use of urban design criteria and guidelines 
(Objective 13)

Further, Policy 1.2 outlines that ancillary uses are permitted within 
the Residential land use designation, which includes neighbourhood 
commercial uses. As per Policy 1.2.1 ancillary residential uses are 
encouraged to located on arterial roads if they may generate larger traffic 
volumes, are encouraged to be located such that area residents can 
easily access by walking, cycling or public transit, and are encouraged 
to be located within proximity to a transit stop. 

Section 5 of the City OP discusses the importance of Urban Design and 
its impacts on the quality of life for citizens of Niagara Falls. This section 
identifies the importance for new developments to maintain the height, 
massing and architecture of the surrounding buildings to produce a 
compatible relationship within the community of the development.  
Moreover, Policy 5.1.2 indicates that development should be designed 
and orientated with pedestrians in mind. Pedestrians should be able to 
move freely within buildings and development should be set as close 
to the street as possible. On this note, parking should be located in the 
rear or side yard of developments with sufficient landscaping.
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2.3.4. The City of Niagara Falls Official Plan (Office Consolidation, 2014) (“NFOP”)

Response

The proposed development aligns with the objectives set forth by the 
City OP. The Subject Site is located within an urban, Built-Up area with 
no Natural Heritage constraints. Due to this location, the Subject Site is 
located in a suitable area for development. As previously mentioned, the 
proposed development meets the targets established by the Province 
outlined in the Greater Golden Horseshoe Growth Plan and the Region 
of Niagara Official Plan. 
 
Furthermore, the  the proposed health-related ancillary commercial uses 
are appropriate given the location of the Subject Site. 

The proposed development aligns with the policies discussed in the City 
OP by providing more efficient use of the vacant spaces surrounding 
the current single-detached dwelling on the Subject Site. The proposal 
provides additional housing and different typologies to the community 
in an innovative manner. Furthermore, parking is situated towards the 

back of the Subject Site away from Drummond Road and the public eye.

2.3.5. Niagara Falls Zoning 
By-Law 79-200

The Subject Site is regulated by the City of Niagara Falls Zoning By-law 
No. 79-200. The Subject Site is zoned Residential Apartment 5B Density 
(R5B) Special Provision 627. This proposed rezoning to Institutional 
with a special provision will allow for a four-storey long term care facility 
and health-related commercial uses.

Response

The rezoning to Institutional will permit the long-term care use as 
outlined in the City of Niagara Falls Zoning By-law No. 79-200. In order 
to permit the proposed development, the Subject Site must be rezoned 
to a Site-Specific Institutional (I) use.
 
A Site-Specific provision is needed permit the 8.59 metre frontyard 
depth instead of the required 10.0 metre setback as well as permitting 
helth-related commercial uses and a reduction to the required parking 
spaces.

Policy 
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Print Date:© City of Niagara Falls, 2024 3/25/2024

This data is provided "as is" and the City of Niagara Falls (the City) makes no representations or warranties, expressed or implied, as to the accuracy or completeness of the data. The maps and drawings contained herein are intended for general layout purposes only and shall not be considered as official plans or 

drawings. For further information, please contact the City. The City shall not be held liable for special, incidental, consequential or indirect damages arising from the use of this data. Users assume all risks in using this data. No part of these digital images, or information, or hardcopies made from them may be reproduced 

and/or distributed without this disclaimer.

 FIGURE 11: NIAGARA ZONING BY-LAW 79-200 EXCERPT

Subject Site
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2.3.6. The Niagara Region Model Urban Design Guidelines 

The Niagara Region Model Urban Design Guidelines are intended to 
help facilitate development and redevelopment in a progressive manner. 
The guidelines contain 10 principles for smart growth which are the 
structural element for the urban design guidelines. They are as follows:
•	 Create a mix of land uses;
•	 Promote a compact built form;
•	 Offer a range of housing opportunities and choices;
•	 Produce walkable neighbourhoods and communities;
•	 Foster attractive communities and a sense of place;
•	 Preserve farmland and natural resources;
•	 Direct development into existing communities;
•	 Provide a variety of transportation choices;
•	 Make development predictable and cost effective; and
•	 Encourage community stakeholder collaboration.

Policy: 3a Neighbourhood Structure

Section 3a Neighbourhood Structure contains guidelines for Lot Size & 
Variety (subsection 3a.4) stating that lot shapes should be simple and 
rectilinear so as to not limit design and siting options. Corner lots should 
have adequate width to permit appropriate building setbacks from both 
streets. Subsection 3a.6 relates to Transit Supportive Design and states 
that neighbourhoods should provide a mix of land uses and higher 
densities at key locations to generate pedestrian traffic.

Introduction Response

The proposed development takes advantage of an existing lot which 
is  flanked by single family home sized lots to the east, south and 
west. The current lot is rectalinear in nature with a champhered portion 
towards the rear of the lot. The larger nature of this lot coupled with the 
surrounding smaller lots will ensure a variety of lot sizes remain in the 
neighbourhood.

 FIGURE 12: BLOCK SIZE
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Section 3c Sidewalks & Streetscaping outlines 4 Design principles to be 
applied including:
1.	 Public spaces: Sidewalks should be designed as high quality 

public spaces, promoting active uses by residents and visitors and 
enhancing the pedestrian experiences.

2.	 Scale: Sidewalks should be designed according to the function and 
nature of adjoining land uses.

3.	 Safety: Sidewalks should provide safe environments and provide 
unobstructed pedestrian movements along the street. Key elements 
of safe design include lighting and buffers from fast-moving traffic.

4.	 Connections: Sidewalks should be located so that the majority of 
residents are conveniently connected between destinations.

The use of Street Trees are encouraged to provide shade and comfort to 
pedestrians and enhance the visual and environmental qualities of the 
street (subsection 3c. 7). Native species for street trees should be used 
wherever possible.

Policy: 3c Sidewalks & Streetscaping Response

The proposed development includes a pedestrian access point 
to the commercial units towards the north of the site fronting onto 
Drummond Road. An additional sidewalk/walkway is provided linking 
the commercial space entrances and the long-term care pedestrian 
entrance. There is also a pedestrian connection for the long-term care 
units beside the vehicular entrance along the south side of the site 
along Drummond Road. Sidewalks are provided along the extent of the 
southern portion of the building providing connections from the street, 
the long-term care primary entrance, the covered patio and the outdoor 
greenspace.

 FIGURE 13: SIDEWALKS & STREETSCAPING
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Section 3h.1 Design Principles outlines 4 guidelines to encourage 
Environmental Sustainability:
1.	 Conserve Land: Development of the public realm should be compact. 

Development and intensification should occur within existing urban 
areas to reduce pressure on natural features, open spaces, rural and 
agricultural lands.

2.	 Conserve Energy: The design of blocks, streets, transit facilities, 
collocation of uses, and recycling, can help to reduce energy 
consumption at the neighbourhood level. 

3.	 Reduce Water Runoff: Through the preservation of natural vegetated 
environments, extensive landscaping, and the appropriate use of 
porous surfaces, urban design strategies can reduce water runoff 
and improve water quality. Reducing water runoff helps control 
erosion, river and stream pollution, and can recharge depleted 
groundwater resources.

4.	  Promote Alternative Modes of Travel: Alternative modes of travel, 
such as walking, bicycling and public transit can be promoted 
through the design of high quality streets with adequate sidewalks, 
bicycle lanes, and transit facilities (bus stops, seating, etc). 

Policy: 3h Environmental Sustainability Response

The proposed development will increase the density of the subject site 
from a vacant underutilized site with the addition of a new 4 storey long-
term care building. The Subject Site is within an urban, Built-Up area 
and will be able to capitalize on existing services and amenities in the 
area.

The proposed development will implement sidewalks throughout the 
site linking commercial spaces, the long-term care uses as well as the 
green open space. As previously indicated bicycle parking is provided 
on the site to encourage cycling. Short-term bicycle stalls are provided 
adjacent to the commercial entrances along Drummond Road.
The Subjects Site’s close proximity to existing public transportation 
infrastructure will further encourage the use of alternative forms of 
transportation.
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Section 4a Residential includes a series of principles and guidelines to 
direct the design and development of residential projects. Subsection 
4a.1 includes 5 design principles:
1.	 Positive Image: A positive residential image is a key design 

consideration for enhancing the quality and character of the overall 
streetscape and neighbourhood. Housing should incorporate 
architectural design elements to create a positive street image. 
Elements such as front-attached garages or blank walls must be 
avoided.

2.	 Context Sensitive: The mass, scale, and architectural elements of 
residential buildings should be sensitive to adjoining areas. Design 
elements such as the height, building mass, and architectural 
features should complement the overall neighbourhood character.

3.	 Housing Variety & Choice: A full range of housing types (i.e., 
detached, semi-detached, townhouse, apartments) and tenures 
should be provided so as to provide options for a wide range of 
residents/family types. A range of housing types will address 
changes in market conditions and provide flexibilty for people at a 
variety of income levels.

4.	 Flexible & Adaptable: Multiple unit and apartment housing should 
create opportunities for a wider range of uses, other than residential, 
such as homeoffice and apartments situated above street 
commercial. 

5.	 Environmentally Sustainable: Residential development should be 
designed to achieve a high degree of environmental sustainability 
and address opportunities for solar orientation and water runoff 
minimization.

Policy: 4a Residential 

4a.6 Building Height includes guidelines for appropriate height ranges 
for typical building types. Tall buildings should respond to potential 
negative impacts on adjacent properties and transition should be 
incorporated when tall buildings are situated adjacent to low density 
areas.

Type Height
Single Detached 2~3 storeys

Semi-Detached 2~3 storeys

Townhouse (ROW) 3~5 storeys

Apartment 5~8+ storeys

4a.7 Architectural Features provides guidelines to achieve a visually 
rich residential building fabric that promotes a distinct neighbourhood 
image through the use of materials, building form, and architectural 
styles. Architectural expression should be varied and recognizable in 
its local context and quality should be consistent and building materials 
should be complimentary. Buildings should have consistent rhythms of 
similar but not identical details. Building projections such as porches, 
decks and canopies and stairs are encouraged. 

4a.9 Apartment & Mixed Use Buildings contains guidelines to ensure 
apartment buildings respect the human scale of residential and mixed 
use areas. Buildings should have a strong relationship with the street, 
provide high quality pedestrian infrastructure and clear building 
entrances. Retail at grade is encouraged and mixed use buildings 
should be atleast 3 storeys tall.
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Response

The proposed townhouse design includes a variety of architectural 
features and materials as indicated in the renderings (figure 19 and 20) 
included in section 3.1. As previously outlined, the buildings frontage 
frames Drummond Road and is characterised by grade related retail 
with numerous entrances. The massing of the proposed building 
pushed towards the north property line while the vehicular acces and 
parking is focused in the southern portion of the Subject Site.

The proposed massing is sensitive to the surrounding single family 
residential buildings situated to the east, south and west of the Subject 
Site. Similarly, the proposed long-term care use will ensure a variety 
of uses and housing types are availability in the neighbourhood. The 
proposed building is setback 8.59 metres from the front lot line, 5.91 
metres from the north lot line, 34.16 metres from the east lot line, and 
15.83 metres from the southern lot line.

 FIGURE 14: 4A.2 RESIDENTIAL TYPOLOGIES - APARTMENT BUILDING
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Response

The proposed four storey height is a result of the 45 degree angular 
plane from the residential property line to the south (figure 13) coupled 
with the 20.0 metre ROW width of Drummon Road. A shadow study 
was conducted to ensure shadowing on existing properties to the north 
is appropriate.

A total of 3,227 square metres of soft landscaped area is provided. An  
outdoor amenity space is situated directly east of the cafeteria and is 
accessible by pedestrian sidewalks.

 FIGURE 16: 4A.6 RESIDENTIAL BUILDING HEIGHT

 FIGURE 15: SITE SECTION (CHAMBERLAIN ARCHITECT SERVICES LTD.)  FIGURE 17: 4A.9 RESIDENTIAL OUTDOOR AMENITY SPACE AND PARKING
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 FIGURE 13: 4A9 RESIDENTIAL OUTDOOR AMENITY SPACE AND PARKING

Section 4f Off-Street Surface Parking 4 Design principles to be applied 
including:
1.	 Scale: Off-Street Surface Parking should be configured and designed 

to reduce the overall mass and visual dominance of paved areas.
2.	 Pedestrian Friendly Access: Off-Street Surface Parking should 

incorporate walkway infrastructure as an integral element of the 
design to safely separate pedestrian and vehicle movements.

3.	 Positive Appearance: Off-Street Surface Parking should be designed 
to provide a strong visual quality through the use of high quality 
landscaping, lighting, and pavement materials.

4.	 Environmental Sustainability: Off-Street Surface Parking should 
be designed according to environmental sustainability principles, 
including the minimization of surface water runoff and ‘heat island’ 
effects.

Furthermore section 4f.2 indicates that no more than 50% of the total 
off-street parking area should be located between the front facade and 
the adjacent public street. Pedestiran walkways should be contiguous 
to the main drive aisles and walkways should include pedestrian-scaled 
amenities wherever possible, such as benches, trash receptacles 
and lighting. Interal landscaping elements should define visually and 
functionally smaller parking ‘courts’ and reduce the overall impact of 
surface parking areas.

Policy: 4f. Off-Street Surface Parking Response

The proposed site plan does not contain any vehicular parking between 
the buildings front face and Drummond Road. All commercial, visitor, 
staff and long-term care parking is situated south of the proposed 
building. Parking stalls are broken into smaller parking groups by raised 
landscaped peninsula. 

Contiguous pedestrian walkways are provided around the perimeter of 
the building. A drop-off loop is situated adjacent to the long-term care 
lobby entrance as well as the internal facing commercial units.
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THE PROPOSAL3
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3.1. DESIGN PRINCIPLES
The urban design vision for the proposed development is to create an innovative and sustainable building and landscape design. 
Contemporary building solutions will combine with traditional and contemporary architectural styles to maintain the character and image 
of the community while contributing to a more sustainable future. 

The following guidelines provide an outline of design initiatives specific to informing the proposal and conceptual design of development 
for the subject site. The supporting urban design principles have been summarized and outlined below for the subject site proposal.

The urban design goals and vision are to promote increased density, walkability, encourage cycling, and accommodate a range of 
architectural elements consistent with the existing character of the neighbourhood. The guiding design principle is to draw on the balance 

between existing and new, low- and medium-density dwellings.

The detailed design principles are analyzed as per the following:

CIRCULATION & ACCESS ARCHITECTURAL STYLESITE DESIGN 
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3.2. Site Design

The proposed development consists of a four (4) storey long-term care building consisting of 
192 beds with a gross floor area (GFA) of 13,762 square metres. The proposal will see a total of 
one hundred and one (101) parking spaces and eight (8) bicycle parking spaces. The proposed 
building is situated towards the northern portion of the subject site and nearly stretches the 
lengh of the property. At grade the building is coprised of two ‘wings’; a commercial wing to 
the west comprised of 10-12 commercial units, five of which front along Drummond Road. The 
eastern wing includes services associated with the long-term care facility. Levels two to four are 
comprised of 192 long-term care rooms and the necessary support services for them.

The proposed building is setback 8.59 metres from the front lot line, 5.91 metres from the north 
lot line, 34.16 metres from the east lot line, and 15.83 metres from the southern lot line. A 45 
degree angular plane from the residential property line to the south was used to establish the 
4-storey (15.25 metres) parapet height.

Vehicular access to the site is from Drummond Road south of the proposed building. From 
there a drop-off loop is provided with access to the long-term care lobby as well as commercial 
units. Parking is situated south of the proposed building. Shipping and receiving as well as 
garbage storage is located at the rear of the Subject Site. Snow storage is provided along the 
southern edge of the Subject Site as well as at one location near the drop-off loop and one near 
the garbage storage.
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SITE STATISTICS

DESCRIPTION
AREA
(SM)

AREA
(SF) %

BUILDING
BUILDING 3339 m² 35941 ft² 29%

3339 m² 35941 ft² 29%
HARD LANDSCAPE
ASPHALT 3482 m² 37478 ft² 30%
CURBS 86 m² 927 ft² 1%
SIDEWALK 1911 m² 20571 ft² 17%

5479 m² 58976 ft² 47%
SOFT LANDSCAPE
LANDSCAPE 2758 m² 29686 ft² 24%

2758 m² 29686 ft² 24%
11576 m² 124603 ft² 100%

OVERALL PARKING SCHEUDLE

TYPE MARK DESCRIPTION COUNT

TYPICAL 6.0m X 3.0m 97
TYPE A -
3.4mX5.2m

4

101

FSI CALCULATION

GROSS FLOOR AREA =  13762 sm
AREA OF LOT = 3166 sm

13762 / 3166 = 4.35

BICYCLE PARKING
TYPE DESCRIPTION COUNT

BIKE PARKING 8
Grand total 8
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 FIGURE 19: RENDERING (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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 FIGURE 20: RENDERING (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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3.3. Circulation & Access
As previously mentioned vehicular access is via Drummond Road at the southern end of the 
Subject Site. A drop-off loop provides access to the long-term care lobby entrance as well 
as access to the commercial units. A total of one hundred and one (101) parking spaces 
are provided along the southern portion of the Subject Site; four (4) barrier free stalls and 
ninety-seven (97) standard parking stalls. A total of 8 bicycle parking spaces are provided as 
well as temporary bicycle parking spaces at the south west corner of the building adjacent to 
Drummond Road.

Two pedestrian access points are provided along Drummond Road; one to the north, another 
beside the driveway entrance. Walkways are provided around the perimeter of the building as 
well as along the northern edge of the parking lot. These walkswas are partially covered along  
the primary lobby entrance as well as the inward facing commercial entrances. An additional 
walkway is provided along the entrances facing onto Drummond road. Three pedestrian oriented 
commercial entrances and a secondary long-term care entrance front onto Drummond Road. 
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 FIGURE 21: SITE DESIGN
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 FIGURE 22: RENDERING (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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URBAN DESIGN BRIEFURBAN DESIGN BRIEF

 FIGURE 23: RENDERING (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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3.3. Architectural Style
The design embraces a contemporary architectural language that establishes a rhythmic flow 
along the facade and seamlessly integrates with the commercial functions on the ground level. 
The use of EIFS cladding adds a modern touch to the exterior. The design approach includes 
two distinct window bay types for the units: Type A features a single large window per unit, while 
Type B offers two smaller windows per unit, ensuring an equivalent amount of glass area for 
both types. We have defined the entryway by incorporating a canopy and a curtain wall at the 
road access to the entrance, enhancing the prominence and visibility of the main access point.
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 FIGURE 24: RENDERING (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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 FIGURE 25: GROUND FLOOR PLAN (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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SUITE SCHEDULE

Name Count

PRIVATE ROOM 1 120
SEMI-PRIVATE ROOM 69
TOUCH DOWN STATION 3

192

UNIT MIX PER FLOOR

Name Count %

T/O SECOND FLOOR
PRIVATE ROOM 1 40 21%
SEMI-PRIVATE ROOM 23 12%
TOUCH DOWN STATION 1 1%

64 33%
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PRIVATE ROOM 1 40 21%
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64 33%
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64 33%

Grand total: 192 192 100
%

GFA

Level Area

T/O BASEMENT 1688 m²
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T/O SECOND FLOOR 3601 m²
T/O THIRD FLOOR 3601 m²
T/O FOURTH FLOOR 3597 m²
Grand total: 458 15868 m²
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 FIGURE 27: TYPICAL FLOOR PLAN (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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 FIGURE 26: BASEMENT FLOOR PLAN (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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 FIGURE 27: ELEVATIONS (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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 FIGURE 28: RENDERING (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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 FIGURE 29: RENDERING (CHAMBERLAIN ARCHITECT SERVICES LTD.)
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CONCLUSION
The proposed development conforms with the Regions Urban 
Design Guidelines and reinforces the commitment to create 
a sustainable community in City of Niagara Falls. Urban 
design and architectural strategies will be incorporated in 
order to promote a safe, pedestrian-friendly and comfortable 
built environment.  The proposed long-term care home will 
contribute to the variety and type of housing offered in the 
neighbourhood. The established community character will be 
expanded and enhanced through complementary building 
designs strategies.
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 FIGURE 30: RENDERING (CHAMBERLAIN ARCHITECT SERVICES LTD.)


