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1.0 - PREFACE 

Upper Canada Consultants has been retained by Newcastle Communities to prepare a Planning 

Justification Report in conjunction with applications for Official Plan and Zoning By-law Amendment 

made for the property municipally addressed as 2220 Stanley Avenue in the City of Niagara Falls, 

Regional Municipality of Niagara.  

The applications propose the construction of a 3-storey residential building containing 28 dwelling units 

(including 18 which are affordable for low- and moderate-income households), with 38 surface parking 

spaces.    

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

April 18, 2024. The pre-consultation agreement is attached as Appendix I. The intent of this Report is to 

provide an overview of the proposal and the applications and to provide a planning rationale for the 

proposed development in accordance with applicable Provincial, Regional land use policies and 

regulations.   
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2.0 - BACKGROUND 

Subject Lands 

The subject lands, municipally addressed as 2220 Stanley Avenue in the City of Niagara Falls, are 

located on the east side of Stanley Avenue, just north of Morning Glory Court and immediately 

south of the hydro corridor. The subject lands were recently severed from the adjacent single 

detached parcel through consent file PLCON20240327. The subject lands are irregular in geometry 

and cover an area of approximately 0.26 hectares (0.64 acres) with 21.18 meters of frontage.   

The subject lands are generally flat, and contain manicured lawn with no notable vegetation 

present. The lands do not contain and are not adjacent to any natural heritage features or areas, 

or natural hazard features or areas.    

The subject lands are designated as “Residential” under the City’s Official Plan, and zoned as 

Residential 1E Density (R1E) Zone under Comprehensive Zoning By-law 79-200. No secondary plan 

applies to the subject property. 

An aerial view of the subject lands is provided in Figure 1. 

 

 

Figure 1 - Aerial View of the Subject Lands (Niagara Navigator, 2023 Imagery) 

Subject Lands 
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Area Context  

The subject lands are located near the City of Niagara Falls’ northern limits within the Stamford Planning 

District. The surrounding area contains a variety of land uses. The area to the south a primarily 

developed for residential purposes. Immediately to the south of the subject lands is a single detached 

subdivision known as Golia Estates. Several multiple-unit developments are also located further to the 

south of the subject lands including the Ladona River Apartments, and a 53-unit condominium 

development consisting of townhouses and semi-detached dwellings. The area to the north if the 

subject lands have predominately been developed for industrial land uses, though some single detached 

dwellings exist to the north of the subject property along Stanley Avenue.  

The subject lands are well-serviced with transportation connections. The property is located on Stanley 

Avenue, which is a higher-capacity Regional Road providing for local and inter-regional connections. The 

Region’s Official Plan identifies Stanley Avenue as part of the Strategic Cycling Network, and the City’s 

Trails and Bikeways plan identifies Stanley Avenue as having wide shoulders and edge lines which are 

conducive to cycling. The property is located approximately 700 meters south of Highway 405 which 

provides access to the Provincial highway (400 series) highway network, as well as the Queenston-

Lewiston international border crossing.  
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3.0 - PROPOSAL 

The applications propose the development of the subject lands with a 3-storey residential building 

containing 28 dwelling units, a surface parking lot containing 38 parking spaces, a pedestrian sidewalk, 

and 821 square meters of landscape space.  

The site has been designed to minimize impact on the existing residential uses. The proposed building is 

located in the north portion of the site adjacent to the hydro corridor to increase separation and to 

minimize massing impacts on the single detached properties to the south. Ample setbacks and the 

narrower bulk of the side of the proposed building ensure that impacts on the adjacent single detached 

dwelling to the west (from which the subject property was originally severed) are also minimized.     

The building includes 10 dwelling units on the lower (semi-basement) level, 8 dwelling units on the main 

level and 10, 2-storey units that span the second and third levels. The lower and main floor units are 

proposed to contain one-bedroom units and the upper units are proposed to contain two-bedrooms.  

The units range in size from approximately 37.41 square meters (402 square feet) to 80.32 square 

meters (865 square feet), though the usable space on the main to third levels is reduced due to 

stairwells.  

Each unit is accessed from an independent entrance connected to a sidewalk along the front of the 

building. As such, the building typology is considered to be a stacked townhouse. The sidewalk 

ultimately connections to Stanley Avenue where a municipal sidewalk is proposed along the property 

frontage. The sidewalk provides residents with easy access to the community mailbox and waste 

collection receptacles (Moloks).   

The surface parking area includes with 38 parking spaces inclusive of two accessible parking spaces in 

addition to an access and maneuvering area for the waste collection vehicles.  

Refer to the Site Plan included as Figure 2 and the building elevations included as Figure 3. 
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Figure 2 – Proposed Site Plan 

Figure 3 - Proposed Front Elevation 
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4.0 - REQUIRED APPLICATIONS 

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

Official Plan Amendment  

The submitted Official Plan Amendment seeks to permit a maximum development density of 109 units 

per hectare, whereas the Official Plan permits a maximum density of 75 units per hectare.  

Zoning By-law Amendment 

The submitted Zoning By-law Amendment seeks to re-zone the subject property as Residential 

Apartment 5D Density Zone (R5D) with site-specific provisions for minimum lot frontage, minimum rear 

yard depth, minimum interior side yard with, minimum landscape open space, minimum parking 

requirements, and minimum maneuvering aisle width. The requested amendment and site-specific 

provisions are discussed in greater detail in Section 8 of this report. 
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5.0 – SUPPORTING STUDIES AND REPORTS 

A summary of key findings of the reports and studies which have been submitted for the subject 

applications is provided below. These summaries do not replace the analysis and findings of the original 

reports. The original report should be consulted for complete information.  

Stage 1-2 Archeological Assessment (Detritus Consulting)  

A Stage 1-2 Archeological Assessment of the subject lands was completed by Detritus Consulting, with 

the Stage 2 fieldwork being conducted on July 4th, 2024. No archeological resources were encountered 

during the assessment, and no further assessment of the property was warranted. The report has been 

submitted to the Provincial Ministry of Citizenship and Multiculturalism for review. 

Noise Impact Study (dBA Acoustical Consulting) 

The Noise Impact Study assessed the noise impact from Stanley Avenue traffic and nearby stationary 

noise sources to determine the anticipated impacts on the proposed development, and the necessary 

mitigation measures to achieve MECP requirements. As mitigation measures, the report recommends 

the provision of air conditioning for all units, and the inclusion of warning clauses pertaining to noise to 

be registered on title. The report indicates that minimum OBC requirements for are door, wall and 

window construction are sufficient to achieve regulatory sound levels.    

Parking Study (Paradigm Transportation Solutions)  

The Parking Study was prepared to assess the adequacy of the proposed parking supply for the 

development. The study concludes that the proposed parking supply is sufficient for the proposed 

development    

Functional Servicing and Stormwater Management Report (Upper Canada Consultants) 

The Functional Servicing and Stormwater Management Report describes how the proposed 

development will be serviced and analyses the capacity of the receiving infrastructure. The Functional 

Servicing Report confirms the availability and adequacy of domestic water, sanitary and stormwater 

infrastructure to support the development.  

Tree Inventory and Preservation Plan  

The Tree Inventory and Preservation Plan inventoried a total of 13 trees, 10cm in diameter and larger on 

the subject property and on neighbouring properties within 6 meters. No rare, threatened or 

endangered species were documented. 

The proposed development requires the removal of 4 trees to accommodate the proposed 

development. A tree protection zone is recommended to be established to preserve the remaining 9 

trees which are located on the adjacent property to the east.   
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5.0 - PROVINCIAL PLANS 

5.1 - PLANNING ACT 

Section 2 – Matters of Provincial Interest 

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

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

for when considering planning applications. These matters include:  

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

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

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

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

scientific interest; 

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

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

water services and waste management systems; 

g) the minimization of waste; 

h) the orderly development of safe and healthy communities; 

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

which this Act applies; 

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

recreational facilities; 

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

k) the adequate provision of employment opportunities; 

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

municipalities; 

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

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

o) the protection of public health and safety; 

p) the appropriate location of growth and development; 

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

and to be oriented to pedestrians; 

r) the promotion of built form that, 

a) is well-designed, 

b) encourages a sense of place, and 

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

vibrant; 

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

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

location of growth and development. 

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

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

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

infrastructure costs required to service new residential lands.  

The application supports the provision of a full range of housing, including affordable housing as the 

proposed stacked townhouse dwellings represent a dwelling typology that is not commonly found in the 

immediate area. A significant amount of the proposed units will meet the threshold of affordability for 

low- and moderate-income households. The proposed development contributes to the provision of 

housing options that meets a range of needs and preferences in the municipality.   

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

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

development on the site and the proposed development would help to optimize the efficient use of 

municipal services.   

Section 22 – Official Plan Amendments 

Section 22 of the Planning Act Establishes the process and requirements to make an amendment to a 
local Official Plan. The submitted application has been made pursuant to the requirements under this 
section of the Act.  
 

Section 34 – Zoning By-laws 

Section 34 of the Planning Act grants municipal councils the authority to pass Zoning By-laws to regulate 
the use of the land within a municipality. Amendments to such By-laws are permitted pursuant to 
Section 34(10) of the Planning Act.  
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5.2 - 2024 PROVINCIAL PLANNING STATEMENT 

The Provincial Planning Statement (PPS) (2024) provides policy direction on the matters of Provincial 

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

regulating the development and use of land. The Planning Act states that all planning decisions are 

required to be consistent with the Provincial Planning Statement. An overview of consistency to the 

applicable policies is provided below.  

Chapter 2: Building Homes, Sustaining Strong and Competitive Communities 

Chapter 2 of the PPS establishes the framework for growth and development in the province. Under the 

Provincial land use classification, the City of Niagara Falls is identified as a large and fast-growing 

municipality on Schedule 1 of the PPS. The subject lands are located within a settlement area.  

Growth and development are focused to settlement areas in general. The Niagara Region Official Plan 

has established a minimum intensification target of 60% for the City of Niagara Falls. The proposed 

development contributes to the achievement of the City’s intensification obligations. 

The PPS encourages the provision of an appropriate range and mix of land uses which efficiently use 

land and infrastructure. The proposed development occurs within the existing built-up area and has 

access to municipal infrastructure and services. The proposed development provides for the efficient 

use of this existing infrastructure, and the subject lands.  

The PPS encourages the provision of an appropriate range and mix of housing options and densities to 

meet projected needs of current and future residents, including housing that is affordable, accessible, 

and equitable. In order to achieve this, the PPS encourages planning authorities establish and 

implement minimum targets for the provision of housing that is affordable to low and moderate income 

households; and to permit and facilitating all housing options required to meet such needs, and all types 

of residential intensification, including the development and redevelopment of underutilized 

commercial and institutional sites for residential use, development and introduction of new housing 

options within previously developed areas, and redevelopment, which results in a net increase in 

residential units. The proposed development is consistent with this policy as it proposes the 

introduction of a new housing option within a previously developed area, which results in a net increase 

of residential units. A significant amount of the proposed units will be affordable for low- and moderate-

income households in accordance with local policy directives.  

Chapter 3: Infrastructure and Facilities 

The PPS encourages development patterns which enable the efficient provision and use of public 

infrastructure and services. In order to achieve this, the use of existing infrastructure should be 

optimized before consideration to develop new infrastructure. The subject lands are within the existing 

built-up area and have access to a full range of municipal infrastructure and services. The proposed 

development helps to optimize the efficient use of the existing infrastructure and services.  
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6.0 - NIAGARA OFFICIAL PLAN (2022) 

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

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

CHAPTER 2 – GROWING REGION  

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

population and employment growth.  

 

2.1 – FORECASTED GROWTH 

 

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

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

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

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

 

2.2 – REGIONAL STRUCTURE 

 

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

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

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

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

up Area and the Designated Greenfield Area. 

 

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

Figure 4, below). The subject lands are also serviced with existing water and wastewater systems and are 

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

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

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

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

Falls is assigned an intensification target of 50% translating to the construction of 10,100 new dwelling 

units within the existing Built-up Area by the year 2051. The proposed development contributes 

positively to the accommodation of prescribed residential growth in the City’s Built-up Area.  

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

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

compact in nature and contributes to the range of land uses to achieve a complete community.  

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

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

affordable housing needs. The proposed development includes 28 stacked townhouse dwelling units 

which includes a mix of unit sizes and configurations to cater to a wide range of housing needs and 

preferences.  

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

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

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

proposed development will increase the efficient use of the subject lands, as well as the municipal 

services.   

Figure 4 - Excerpt from Region of Niagara Official Plan Schedule B - Regional Structure 
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Policy 2.2.1.1 g) states that development in urban areas should support opportunities for intensification 

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

established residential areas. The proposed development provides intensified residential development 

that is compatible with the surrounding area.  

2.3 – HOUSING 

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

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

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

2.3.1 – Provide a Mix of Housing Options 

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

attainable and affordable housing should be accommodated in the settlement area to meet housing 

needs at all stages of life. The proposed stacked townhouses provide for a new and affordable housing 

choice within the immediate area.   

2.3.2 – Provide for Affordable and Attainable Housing  

Policy 2.3.2.3 states that 10% of new ownership housing is to be affordable. According to the Niagara 

Falls Housing Strategy, a sale price of $499,400 is considered affordable for low- and moderate-income 

households.  

Eighteen of the proposed 28 units are anticipated to be marketed below this threshold. The proposal 

therefore supports the provision of affordable housing in accordance with this policy.  

2.3.2 – Planning Tools to Achieve Affordable and Attainable Housing 

Policy 2.3.3.1 e. states that site standards to facilitate the development of additional residential units, 

such as reduced setbacks and reduced parking standards are appropriate tools to be utilized to support 

the development of affordable and attainable housing. The subject applications request consideration 

for site specific zoning provisions (eg. reduced setbacks and parking standards, increased height and 

density) in order to provide affordable ownership housing.  
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7.0 - CITY OF NIAGARA FALLS OFFICIAL PLAN (2019 CONSOLIDATION)  

INTRODUCTION 

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

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

are designated as Residential, and also fall within Special Policy Area 33 (see Figure 5). Schedule A2 

further identifies that the lands are in the Built-up Area (see Figure 6).   

 

 

 

 

 

 

 

 

 

 

 

Figure 5 - Excerpt from Niagara Falls Official Plan, Schedule A 

Figure 6 - Excerpt from City of Niagara Falls Official Plan, Schedule A2 
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POLICY EVALUATION 

PART 1 – PLAN OVERVIEW AND STRATEGIC DIRECTION 

Section 2 – Strategic Policy Direction 

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

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

and protecting natural heritage and agricultural lands.  

Growth Objectives 

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

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

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

provided in italics. 

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

 

The applications appropriately propose growth in the urban area.  

 

2. To protect Natural Heritage Areas and their functions. 

 

The subject lands are not impacted by Natural Heritage Areas.  

 

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

Built-Up section of the urban area. 

 

The proposal includes an Official Plan Amendment which seeks to increase the permitted 

density of the subject lands. The request aligns with this objective as the proposed 

density will provide for the efficient use of serviced urban lands.  

 

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

Plan and through the Region of Niagara Comprehensive Review. 

 

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

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

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

Provincial, Regional and growth management directives.   

 

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

Area shown on Schedule A-2 by the year 2015. 
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Per the most recent Regional Official Plan (2022), the City of Niagara Falls’ 

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

the City’s intensification obligations. 

  

9. To encourage alternative forms of transportation such as walking, cycling and public transit. 

The development proposes the construction of a public sidewalk across the property’s 

frontage.  

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

residential growth through intensification or greenfield development. 

 

The proposed development represents intensification within the urban boundary. The 

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

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

maintained to accommodate future growth.  

 

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

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

 

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

proposed development would facilitate the intensification of the land.  

 

14. To increase the supply of affordable housing options in the City and aim to achieve an annual target 

of 40% of all new housing developed meeting the definition of “affordable”. 

According to the Niagara Falls Housing Strategy, a sale price of $499,400 per month or 

less is considered affordable for low- and moderate-income households.  Eighteen of the 

proposed 28 units will fall under this threshold and the development contributes 

positively to the achievement of the annual target for the provision of affordable 

housing. 

Policies 

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

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

quoted verbatim and an analysis of conformity provided in italics. 

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

housing, population and employment targets of Table 1. 

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

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

use of existing residential lands to accommodate this anticipated growth.    
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2.8 The City shall consider residential and employment growth in relation to Schedule “B” - Phasing 

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

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

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

infrastructure.  

2.11 No new urban areas shall be created. 

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

urban area.   

Section 3 – Intensification  

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

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

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

italics. 

General Policies 

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

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

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

sufficient land area shall be developed through plans of subdivision. 

A site-specific Zoning By-law Amendment application has been submitted to permit and 

regulate the proposed development.  

While the Official Plan generally permits residential intensification to occur on the 

subject lands, an Official Plan amendment is required to permit the proposed density.  

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

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

Section 2, 1.15.5 does not exist in the publicly accessible version of the City’s Official 

Plan. It is assumed that this policy is meant to reference Section 2 1.10.5. This policy is 

addressed subsequently in this report.    

SECTION 4 – HOUSING (HOUSING IMPACT STATEMENT) 

The City’s Official Plan requires that applications for Official Plan Amendment, Zoning By-law 

Amendment, Draft Plan of Subdivision and Draft Plan of Condominium are to include a housing impact 

statement, demonstrating how the proposal implements the City’s Housing Strategy. This section of the 

Planning Justification Report addresses this requirement. 
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The proposed development will consist of 28 dwelling units with a mix of unit sizes and configurations to 

cater to a variety of housing needs and preferences. The units range in area from approximately 37.41 

square meters (402 square feet) to 80.32 square meters (865 square feet), with a mix of one- and two-

bedroom units.   

The developer proposes to sell the units as condominiums, with 18 of the units expected to be sold for 

under $499,000. Of these 18 units, six are anticipated to market in the high $300,000s with the 

remaining 12 to be marketed in the $400,000 range. The remaining ten units are expected to be priced 

above $499,000, including two in the $500,000 range and eight in the $600,000 range. 

Vision and Goals for Housing 

The Official Plan contains the following vision for housing: 

“All residents have safe, stable and appropriate housing to meet both their physical and financial 

needs throughout the various stages of life.” 

The proposed development implements, or otherwise supports the following goals associated with this 

vision: 

1. Ensure housing is available throughout the City to meet the varying financial needs of existing 

and future residents. 

2. Diversify the City’s housing supply to include a wider range of price points; mix of housing types 

and densities; and a range of options for housing tenure (rental and ownership). 

Housing Policies  

The following is an evaluation of how the proposal conforms with the applicable policies for housing 

under Part 1, Section 4 of the Official Plan 

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

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

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

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

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

housing stock. 

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

comprehensive residential development. 

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

walkable neighbourhoods. 
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4.3.5 Additional dwelling units in single-detached, semi-detached, duplex and townhouse 

dwellings in accordance with the legislation set out in the Planning Act and as further regulated 

through the policies of this Plan and the Zoning By-law. 

The proposed development reflects the development patterns described under Policy 

4.3.1 being a multiple unit development with innovative housing forms. The proposed 

development also represents the development of vacant lands to enable their efficient 

use, as described under Policy 4.3.2. The proposed development patterns are promoted 

and encouraged under the Official Plan.  

4.6 The City, in its review of subdivision/rezoning applications, will encourage provision of varying 

lot sizes, housing form and unit size in order to contribute to affordability. 

The proposal will contribute a variety of unit sizes which provides for a range of sale 

prices and contributes to the provision of affordable housing units.  

4.8 Based on projections, it is expected that 20,220 new residential units will be built in the City 

between 2021 and 2051, or 674 new units on an annual basis. The City will aim to exceed the 

minimum targets for affordable housing established by the Niagara Region, which is set as 20% 

of all new rental housing built will be affordable and 10% of all ownership will be affordable. 

As such, the City has set an annual target of 40% of all new units meeting the definition of 

“affordable”. In this regard, the City will aim to achieve a minimum of 270 units to be built 

annually between 2021 and 2051 and beyond as affordable, with the following breakdown: 

a) 135 units per year to be built with a purchase price or rental price at or below the 

identified threshold for affordable in accordance with the Niagara Region’s definition of 

affordable. 

b) 135 units per year to be built as rental units that would be affordable to rental 

households in the 30th income percentile or lower based on income deciles presented 

in the City’s annual housing monitoring report. Rental unit support provided by Regional 

Housing Services shall be in alignment with the Region’s Consolidated Housing Master 

Plan and dependent on available resources. 

The City’s Housing Strategy Report (January 2022) provides further direction on 

achieving the City’s affordability targets. In relation to item a), the Housing Affordability 

Report establishes an affordability threshold for ownership housing at $499,400, 

defining this to be affordable for low- and moderate-income households.  The proposed 

development will provide 18 dwelling units that meet this affordability standard, with 

some units to be priced considerably below this threshold.  
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PART 2 - LAND USE POLICIES 

SECTION 1 – RESIDENTIAL 

As noted, Schedule A identifies the lands as Tourist Commercial and Schedule A-2 designates the lands 

as being in the Built-up Area, and within a “node” (refer to Figures 4 and 5). Schedule E further identifies 

that the lands are within the Lundy’s Lane Satellite Tourism District (see Figure 6).  

Conformity to the applicable policies for these land use designations is demonstrated below. 

General Policies  

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

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

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

1.1 The predominant use of land in areas designated Residential shall be for dwelling units of all 

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

and semi-detached dwellings, duplexes, triplexes, quadruplexes, townhouses, apartments, 

group homes and other forms of residential accommodation. 

The proposed development consists of a stacked townhouse typology which is consistent 

with the types of residential accommodations prescribed in the Residential designation.  

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

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

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

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

implement the policies of this Plan or applicable secondary plan. 

The development encompasses a single property and a Draft Plan of Subdivision is 

therefore not applicable. The development will be subject to condominium approval 

and/or Site Plan Approval, which provide mechanisms to ensure the development 

progresses in an orderly manner.  

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

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

developments that exceed these height guidelines through an implementing zoning bylaw 

amendment. 

The Official Plan permits stacked townhouses generally up to 4 storeys in height. The 

proposed building is 3 storeys in height. The building also complies with the maximum 

height permitted in the proposed R5D Zone.  
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1.7 All residential development shall require proper and adequate municipal services. The 

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

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

The subject lands are located within the existing municipal services area according to 

Schedule B, meaning that the lands have access to municipal services and utilities. The 

Functional Servicing Report submitted with the applications confirms that the existing 

municipal infrastructure has sufficient capacity to service the proposed development.  

1.8 Exposure of new residential development to less compatible land uses such as arterial 

roadways, highways or railway lines shall be minimized. In order to protect residential 

development from such uses, studies may be required and appropriate measures such as 

landscaping, berming or other buffering techniques may be required to determine impacts and 

recommend mitigation measures. 

A Noise Impact Study has been submitted with the applications which outlines the 

required noise mitigation measures to meet MECP standards.  

Built-Up Area 

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

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

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

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

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

The proposed development is infilling and intensification in nature.   

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

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

streetscape and built form of a neighbourhood. 

The existing neighbourhood contains a mix of single detached and multiple unit 

residential uses as well as industrial uses.  

The development has been designed to blend into the existing neighbourhood fabric. 

This includes locating the building adjacent the hydro corridor and away from the 

adjacent single detached dwellings to the south. The development also maintains an 

adequate setback to the single detached dwelling to the west.   

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

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

ensure a complementary arrangement of residential uses. 
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The proposed building is 3-storeys in height and is therefore considered to be low-rise. 

The development incorporates appropriate setbacks to ensure the building is adequately 

separated from adjacent residential uses to minimize impacts.  

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

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

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

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

The proposed development consists of stacked townhouses which are a housing typology 

that does not currently exist in the immediate area. The proposed building also contains 

a mix and variety of unit types, with a majority of the units being affordable for low-and 

moderate-income households. The development therefore has regard for the provision of 

varying housing types that are suitable for different age groups, household sizes and 

incomes.  

1.10.4 The conservation and renewal of the existing housing stock shall be encouraged as an important 

element in meeting future housing needs. In addition, the maintenance and rehabilitation of 

existing housing will be promoted by discouraging unnecessary demolition or conversion to non-

residential uses through such mechanisms as demolition control and application of the 

Maintenance and Occupancy Standards By-law. 

The subject lands were severed from the adjacent single detached dwelling. This allowed 

for the existing dwelling to be retained and the efficient development of the previously 

underutilized land.   

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

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

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

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

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

to the following policies: 

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

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

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

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

setbacks that are in character with the surrounding neighbourhood. 

(ii) Stacked townhouses, apartments and other multiple housing forms with building heights of 

not more than 4 storeys can be developed to a maximum net density of 75 units per hectare 

with a minimum net density of 50 units per hectare. Such development should be located 

on collector roads and designed with a street presence that is in character with the 

surrounding neighbourhood. In addition, setbacks should be appropriate for the building 
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height proposed and greater where abutting lands are zoned for single or semi-detached 

dwellings. 

(iii) Apartments with building heights of not more than 6 storeys can be developed up to a 

maximum net density of 100 units per hectare with a minimum net density of 75 units per 

hectare. Such development shall be located on lands that front onto arterial roads.  

The proposed development consists of a 3-storey stacked townhouse at a density of 109 

units per hectare. The development conforms with the height, but exceeds the density 

permitted under sub-policy (ii). An Official Plan Amendment has been submitted to 

permit the proposed density. 

The development has been deliberately designed to minimize impact on the adjacent 

single-detached dwellings. This includes positioning the building in the north portion of 

the site, adjacent to the hydro corridor to maximize the separation to the dwellings to 

the south. The proposed building height of 3 storeys also provides for a gentle transition 

from the adjacent 1- and 2-storey dwellings. This ensures that the development can be 

harmoniously incorporated into the existing neighbourhood.  

The proposed density is desirable and appropriate as it provides for efficiencies that 

allow for a significant amount of the units to be affordable for low- and moderate-

income households. The necessary services, utilities and amenities exist in order to 

support the development, including adequate parking, infrastructure capacity, 

transportation connections   

Moreover, development should be on current or planned public transit routes and in 

proximity to commercial areas. Development shall comply with the following: 

 architectural treatments such as stepped or articulated built form, changes in exterior 

cladding and roof features should to be employed to lessen the impacts of taller 

buildings; 

 rear yard setbacks should be equal to building height and interior side yards shall be 

appropriate for the building height proposed in relation to abutting land uses; 

 street frontages shall be engaged through the use of porte cocheres, podiums or 

landscaping; 

 parking is to be encouraged to be located within parking structures that are integrated 

with the development; and 

 where surface parking is provided, the parking area should be located in the rear or 

interior side yard. The parking area shall also have a landscaped perimeter of a depth 

and intensity that at maturity effectively buffers it from adjacent uses and streets. 

SECTION 13 – SPECIAL POLICY AREAS  

Special policy areas are areas designated under the Official Plan which warrant specific policies based on 

their unique characteristics or circumstances. The subject lands are located within Special Policy Area 

“33” which is quoted in verbatim below. A conformity statement is provided in italics.   
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13.33 SPECIAL POLICY AREA "33" 

(OPA #36, By-law 2001-40, adopted Feb 12, 2001, Regional approval May 2001) 

Special Policy Area "33" applies to lands situated on the east side of Stanley Avenue, north of Portage 

Road, south of the hydro corridor. Due to the proximity of existing extractive industrial operations and 

railway to the west, the applicant will be required to prepare air quality (dust) studies, as well as noise 

and vibration studies as part of a future rezoning and/or plan of subdivision application. In addition, the 

following studies will be required prior to subdivision approval: 

This special policy includes the subject lands, as well as the residential subdivision to the 

south (Golia Estates) which was constructed in the early 2000s. It is assumed that the 

policy expected the subject lands to be developed as part of these adjacent subdivisions, 

however this did not occur.   

A Noise Impact Study has been submitted with the subject applications, as identified in 

the Special Policies, due to the proximity of potentially industrial and extractive uses.  

 environmental site assessment to address possible effects of previous pesticide use from the 

existing orchard; 

An environmental site assessment was not requested for the subject applications. Based 

on aerial imagery from 2000, it appears the previous orchard referenced in the special 

policies was only located on the Golia Estates lands. It is understood that ESA 

requirements were addressed through the development of these lands and that there 

are no further requirements with respect to the subject lands.  

 traffic impact study to address road entrances in relation to future realignment of Portage Road 

and Stanley Avenue; 

Similarly, a traffic study was not requested for the proposed development, and it is 

assumed that this requirement under the Special Policies was addressed through the 

development of Golia Estates.  

 storm water management plan; and 

The subject lands were included as part of the stormwater design for Golia Estates. A 

Stormwater Management report specific to the proposed development has been 

submitted which conforms with the overall stormwater management strategy that was 

previously established for these lands.  

 archeological resource study. 

A Stage 1-2 Archeological Assessment of the subject lands was completed and no 

archeological resources were encountered.  
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8.0 - CITY OF NIAGARA FALLS ZONING BY-LAW (By-law 79-200) 

Existing Zoning 

The subject property is currently zoned as Residential 1E Density (R1E) Zone in accordance with the 

City’s Comprehensive Zoning By-law (79-200), as shown in Figure 7, below.  

 

 

 

 

 

 

 

 

 

 

 

 

Proposed Amendment 

The Zoning By-law Amendment proposes to rezone the subject lands from the existing Residential 1E 

Density (R1E) Zone to a site-specific Residential Apartment 5D Density (R5D) Zone. The R5D Zone is 

proposed as the proposed development density aligns with the density (minimum lot area per dwelling 

unit) permitted under this zone category.    

A zoning matrix is included in Table 1 which demonstrates where zoning relief is required. An evaluation 

of each site-specific provision is provided below Table 1. A Draft Zoning By-law Amendment is included 

as Appendix III. 

 

 

 

Figure 7 - Existing Zoning Information (cropped from Niagara Falls Viewer - Land Regulation) 
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Table 1 – Zoning Conformity 

Zoning By-law 79-200 

Section 7.13 Residential Apartment 5D Density (R5D) Zone 

Provision Required Provided Proposed 
Provision 

7.13.1 – Permitted Uses 
(a) An apartment dwelling 
(b) A stacked townhouse dwelling 
(c) Accessory buildings and structures 

Stacked Townhouse 
Dwelling 

No Change 

7.13.2 – Regulations   

a) Minimum lot area 
80 square meters for each dwelling 

unit 
89.86 square meters 

for each dwelling unit 
No Change 

b) Minimum lot frontage 30 meters 21.18 meters 21 meters 

c) Minimum front yard depth 
7.5 meters plus 13.1 meters to the 
centreline of the original Stanley 

Avenue road allowance 
N/A No Change 

d) Minimum rear yard depth 
Oe-half the height of the building 

(5.79 meters) or 10 meters, 
whichever is greater 

3.14 meters 3.1 meters 

e) Minimum interior side yard depth 
One-half the height of the building 

(5.79 meters) 
3.03 meters 3.0 meters 

f) Minimum exterior side yard depth 7.5 meters N/A No Change 

g) Maximum lot coverage 30% 15.94% No Change 

h) Maximum height of a building or 
structure 

22 meters 11.58 meters No Change 

i) Maximum number of apartment 
dwellings on one lot 

One only N/A No Change 

j) Parking and access requirements In accordance with section 4.19.1 See below 

k) Accessory buildings and structures 
In accordance with sections 4.13 and 

4.14 
None proposed No Change 

l) Minimum landscaped open space 45% of the lot area 36% of the lot area 
36% of the lot 

area 

m) Minimum amenity space for an 
apartment dwelling unit 

20 square meters per dwelling unit 
20.45 square meters 

per dwelling unit 
No Change 

4.19 Parking Areas 

Minimum Parking Space Requirements 
1.4 parking space per dwelling unit 

(40 spaces required) 

1.35  spaces per 
dwelling unit  

(38 spaces provided) 

1.35 spaces per 
dwelling unit 

Parking Space Dimensions 
(More than 60 degrees and up to 90 
degrees) 

2.75 meters x 6 meters 
2.75 meters x 6 

meters 
No Change 

Maneuvering 
Aisle Width  

More than 60 
degrees and up to 
90 degrees 

6.9 meters 6.0 meters 6.0 meters 

Landscape Buffer 
3.0 meters where a parking area 

abuts a street line 
6.0 meters No Change 
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Requested Site Specific Relief 

Minimum Lot Frontage 

The minimum required lot frontage in the R5D Zone is 30 meters. The intent of the minimum lot 

frontage is to provide sufficient lot width to accommodate permitted forms of development.  

The existing frontage is a result of the previous severance which separated the subject lands from the 

single-detached dwelling located on the north side of the property. In addition to allowing for the 

retention of this existing dwelling, the proposed frontage of 21 meters does not impact the ability for 

the subject property to accommodate the proposed development. The building is located in the rear of 

the lot where the lot widens and provides sufficient width to accommodate the building. The frontage 

provides adequate width for the proposed driveway access and associated buffers.  

Minimum Interior Side Yard Width 

The Zoning By-law requires a minimum interior side yard width of 5.79 meters (one-half the height of 

the building) be provided, whereas a minimum interior side yard width of 3.0 meters is proposed. The 

proposed setback provides the necessary functionality of an interior side yard setback and the building 

location and orientation ensures that the proposed development will not negatively impact adjacent 

lands.  

With respect to the functionality of the interior side yard, the provided 3.0 meters is sufficient to 

provide access around the building without encroachment onto the neighbouring property.  

With respect to impacts, the building orientation directs the bulk of the building towards the hydro 

corridor and parking area with the narrower side wall facing the dwelling to the west. No balconies are 

proposed on the wall facing the adjacent dwelling and shadows from the proposed building will be 

primarily cast onto the hydro corridor lands to the north.  

Minimum Rear Yard Depth 

The Zoning By-law requires a minimum rear yard depth of 10 meters, whereas a minimum rear yard of 

3.1 meters is requested for the proposed development. The rear yard is measured from the building to 

the rear lot line, which is defined as the lot line opposite to the front lot line. Due to the orientation of 

the proposed building, the defined rear yard abuts the side of the building and functions as an interior 

side yard. The interior side yard between the hydro corridor and the rear wall of the building functions 

as the rear yard with a larger setback to provide the typical amenity function associated with the rear 

yard. The proposed rear yard depth is appropriate in terms of functionality and minimizing impacts for 

the same reasons as the proposed interior side yard width.   

Minimum Landscaped Open Space 

The Zoning By-law requires that 45% of the lot be maintained as landscaped open space whereas the 

development achieves 36% of the lot area as landscaped open space.  
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The proposed reduction in open space is acceptable as the development complies with the minimum 

amenity space requirement, and is significantly lower than the maximum lot coverage requirement. 

These provisions have a similar function to the minimum landscaped open space requirement in 

ensuring that the building is appropriately scaled to the site, and that an adequate amount of amenity 

area is provided. The reduction in landscaped open space is also visually supplemented by the hydro 

corridor.  

Minimum Parking Space Requirements 

The Zoning By-law requires that a minimum of 40 parking spaces be provided (1.4 per dwelling unit) 

whereas 38 parking spaces are proposed (1.35 parking spaces per unit). This is a minor reduction in the 

total parking requirement which is supported by a parking study. The parking study estimates that the 

proposed parking supply exceeds the actual parking demand for the proposed development, based on 

surveys of comparable developments.    

Maneuvering Aisle Width 

The Zoning By-law requires a minimum maneuvering aisle width of 6.9 meters, whereas the provided 

maneuvering aisle is 6.0 meters in width. The proposed aisle width can adequately accommodate 2-way 

traffic and the width complies with OBC fire code requirements.  
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9.0 - PLANNING POSITION 

The submitted Official Plan and Zoning By-law Amendment applications for 2220 Stanley Avenue 

propose the construction of 28 stacked townhouse dwellings, including 18 which are affordable for low- 

and moderate-income households.  

The applications represent good planning for the following reasons:   

 The development will contribute to the provision of land use patterns that efficiently use land 

and infrastructure; 

 The development contributes to the provision of a range and mix of land uses that help to 

achieve complete communities. 

 The proposed development contributes to the minimum intensification target for the City of 

Niagara Falls established in the Niagara Official Plan.  

 The proposed development helps to support the City’s Housing strategy by contributing to the 

supply of housing that is affordable for low- and moderate-income households. 

 The proposed amendments to the Official Plan and Zoning By-law will support desirable land use 

outcomes, including the provision of affordable housing, without causing negative impacts to 

adjacent land uses.  

In my opinion, the requested amendments should be supported as they are consistent with the 

Provincial Planning Statement, and conform with the Niagara Official Plan.   

 

Respectfully submitted by,  
 
 

Ethan Laman, BURPl., MCIP, RPP 
Senior Planner 
Upper Canada Consultants 
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Site Plan  
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2220 Stanley Avenue- Draft Zoning By-Law Amendment 

THE CORPORATION  

OF THE 

CITY OF NIAGARA FALLS 

BY-LAW NO. _____ 

 

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

with 28 stacked townhouse dwellings (__________________).  

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

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

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

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

2. The lands shall be identified as Parcel R5D-XXX____. 

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

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

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

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

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

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

on any of the Lands.  

a. The uses permitted in the R5D Zone 

5. The regulations governing the uses permitted on Parcel R5D-XXX shall be as follows:  

R5D-XXX Zone Provisions  

a) Minimum lot frontage 21 meters 

b) Minimum rear yard depth 3.1 meters 

c) Minimum interior side yard width 3.7 meters 
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d) Minimum landscaped open space 36% of the lot area 

e) Minimum parking space requirements 1.35 spaces per dwelling unit 

f) Maneuvering aisle width 6.0 meters 

 

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

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

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

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

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

79-200 by re-designating the Lands from the Residential 1E Density (R1E) zone to 

Residential Apartment 5D Density site-specific (R5D-XXX) Zone.   

Passed this ____ day of _____, 2024.  

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

By-law No. 2024- 

A by-law to provide for the adoption of Amendment No. X to the City of Niagara Falls Official Plan  

THE COUNCIL OF THE CORPORATION OF THE CITY OF NIAGARA FALLS, IN ACCORDANCE WITH 

THE PLANNING ACT, 1990, AND THE REGIONAL MUNICIPALITY OF NIAGARA ACT, HEREBY 

ENACT AS FOLLOWS:  

1. The attached text and map constituting Amendment No. X to the City of Niagara Falls Official 

Plan is hereby adopted.  

 

Passed this X day of X, 2024.  

 

......................................................................                 .....................................................  

CITY CLERK         MAYOR  

 

 

 

 

 

First Reading:  
Second Reading:  
Third Reading:  
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OFFICIAL PLAN AMENDMENT NO. XX 

PART 2 - BODY OF THE AMENDMENT  

All of this part of the document entitled PART 2 - Body of the Amendment, consisting of the following 

text and attached map, constitute Amendment No. X to the Official Plan of the City of Niagara Falls.  

 

DETAILS OF THE AMENDMENT The Official Plan of the City of Niagara Falls is hereby amended as follows:  

 

1. MAP CHANGE  

 

The "Area Affected by this Amendment", shown on the map attached hereto, entitled "Map 1 to 

Amendment No. X", shall be identified as Special Policy Area "X" on Schedule "A" to the Official Plan.  

 

2. TEXT CHANGE  

 

PART 2, SECTION 13 - SPECIAL POLICY AREAS is hereby amended by adding the following new 

subsection:  

13.X SPECIAL POLICY AREA "X"  

 

Special Policy Area "X" applies to approximately 0.258 hectares of land which has frontage on 

Stanley Avenue.  

 

Notwithstanding anything to the contrary, this land may be developed with residential uses to a 

maximum density of 109 units per hectare.    
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Pre-consultation Agreement  
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