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DISCLAIMER 
The Report was prepared by South Coast Consulting for the Zoning By-law Amendment 

application for the subject property. The material in the Report reflects the South Coast 

Consulting’s best judgment. 

 

This Report is not to be used for any other purpose and South Coast Consulting 

specifically denies any responsibility for losses or damages incurred through use of this 

Report for a purpose other than as described in this Report. It should not be reproduced 

in whole or in part without South Coast Consulting’s express written permission, other 

than as required by the Client in relation to obtaining Planning Act approvals. 
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South Coast Consulting reserves the right, but will be under no obligation, to review and 

/ or revise the contents of this Report considering information which becomes known to 

South Coast Consulting after the date of this Report.  
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INTRODUCTION  
South Coast Consulting, Land Use Planning and Development Project Management, was 

retained on 2023-01-26 by Anthony Vacca to prepare this Planning Policy Justification 

Report and Impact Analysis for Planning Act applications to permit a residential 

development at 8178 Thorold Stone Road in the City of Niagara Falls. The purpose of 

this Planning Policy Justification Report and Impact Analysis is to review a proposal to 

redevelop the approximately 1410 square metre subject property with about 30 metres 

frontage on the south side of Thorold Stone Road for a residential redevelopment, as 

illustrated in Annex 1, Sketch For Planning Purposes Only . The subject property 

illustrated in Annex 2, City Of Niagara Falls Pre-Consultation Checklist has a one and a 

half single detached dwelling and an accessory structure. Zoning By-law Amendment and 

Consent for Severance applications are being submitted. 

 

This Planning Justification Report and Impact Analysis is intended to accompany two 
separate and distinct Planning Act applications proposed at 8178 Thorold Stone Road in 
the City of Niagara Falls. The first pertains to the proposed rezoning to:  

• Reduce the minimum lot frontage from 12 metres to 10.66 metres for the proposed 
severed parcel. 

• Increase the maximum width of the driveway of parking area in the front yard from 60 
percent to 84.4 percent for the proposed severed parcel. 

• Increase the accessory structure side yard for the proposed retained parcel from 0.45 
to 0.84 metres.  

 

The proposed rezoning will permit the development illustrated in Annex 1, Sketch for 

Planning Purposes Only . The second pertains to the Consent for Severance to create 

the new parcel. 

 

The proposal is reviewed against the policies of the:  Provincial Policy Statement; Growth 
Plan for the Greater Golden Horseshoe (Growth Plan); Region of Niagara Official Plan; 
City of Niagara Falls Official Plan; and the provisions of the City of Niagara Falls Zoning 
By-Law. 

 

On 2022-12-01 the City of Niagara Falls hosted a pre-consultation meeting to discuss the 
proposed development (see Annex 2, City Of Niagara Falls Pre-Consultation Checklist). 
Staff of the City’s Planning, Engineering, Fire, GIS, Transportation, Building, and Zoning, 
Departments and Niagara Region attended or provided comments. The meeting 
established the applications required to proceed with the proposal and that the following 
were required: 

• Sketch for Planning Purposes Only  - a coloured site plan and elevations in .dwg and 
.pdf files. 

• Draft Zoning By-law Amendment. 
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• Planning Justification Report – reviewing and analyzing applicable Provincial, 
Regional and City policies, discussing affordability policies, and providing potential 
prices / rental rates. 

• Stormwater Management - grading plan required prior to building permit application 
indicating no negative impact on adjacent or surrounding properties. 

• Tree Inventory Preservation Plan. 

 

The subject property is designated Designated Built-up Area in the Region of Niagara 
Official Plan , Residential and Environmental Protection Area in the Niagara Falls 
Official Plan, and zoned R1C in part and Hazard Land in part. 

SITE CONTEXT AND SURROUNDING LAND USES 
As illustrated in Figure 1, Adjacent Land Use Schematic, the subject property is bordered 

by existing long standing residential uses and a recent commercial use. 

 

The neighbourhood of the subject property is an older established area and can be 
considered 100% developed but also exhibiting infill opportunities such as that of this 
proposal. Neighbourhood land uses are residential and neighbourhood commercial. The 
key features of the neighbourhood are Thorold Stone and Kalar Roads. In terms of 
improvements, Thorold Stone Road has curb and sidewalk abutting the subject property. 
Mount Carmel Park is located to the east and Shriner’s Woodlot Park is located to the 
north. 

 

The development of the subject property as residential use is compatible with the 

commercial and residential mix of land uses context of the surrounding area. 

 

Figure 1:  Adjacent Land Use Schematic 
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DESCRIPTION OF THE PROPOSAL 
This section of the Report provides conceptual details about proposed use, proposed 
building, and its siting. The Description of the Proposal also provides a brief description 
of the other technical, supporting studies submitted as a part of the complete application 
and how these relate to applicable planning policies (i.e., Servicing Plan and Tree 
Inventory and Preservation Plan). 

 

The Sketch for Planning Purposes Only is an indicative plan reflecting a desirable 

development scenario for the subject property and is an articulation of established best 

practices in community design and urban planning. It provides a flexible framework and 

practical direction for development of signature buildings in the space, and to the extent 

possible currently, detail of the anticipated building location, massing, and development 

parameters. Regardless of the eventual implementation and build out, the intent and 

objective of creating a safe, walkable, environmentally resilient, and complete community 

attuned to the everyday needs of all residents remains constant.  

 

The Sketch for Planning Purposes Only began with identification of preferred location of 
the buildings and servicing. Once the preferred building location was confirmed the next 
step was to establish landscaped areas. The built form and massing proposed is informed 
by servicing analysis and the City’s and the Region’s urban design directions. The 
underutilized subject property will be transformed into a new residential intensification 
development on this site. Consideration is given to how this site presents itself to both the 
immediate vicinity and the broader context in terms of vista impact and public realm 
enhancement. 

 

The Sketch for Planning Purposes Only promotes a human scale living and pedestrian 
experience. The subject property has easy access to Niagara Falls’ integrated streets 
providing alternatives to driving. Landscaping will include planting areas, and street trees. 
The Sketch for Planning Purposes Only landscaping will create an environmentally 
resilient, and walkable development as part of the complete community concept.  

 

The underutilized subject property will be transformed into a new residential intensification 

development on this site. Consideration is given to how this site presents itself to both the 

immediate vicinity and the broader context in terms of vista impact and public realm 

enhancement. 

 

Conceptual Site Plan 

See Annex 1, Sketch For Planning Purposes Only  prepared by J. D. Barnes, dated 2023-
02-1. A rendering of the proposed single detached dwelling is illustrated on the title page. 

 

Servicing Plan 

See Annex 3, Site Servicing Plan by Arik Engineering Ltd., dated 2023-03-08.  
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Tree Inventory and Tree Protection Plan 

See Annex 4, Tree Inventory And Tree Protection Plan, by Kaitlyn Simpson, dated 2023-
03. Seven (7) trees could be removed due to tree health, three (3) trees should be 
removed due to proposed construction, and two (2) trees should be pruned prior to 
construction commencing. Any trees retained throughout the construction process should 
have stress mitigation techniques implemented to minimize the severity of any stress that 
may occur. The project arborist should assess the site once a month, to ensure all 
procedures are followed. 

 

Access Review 

Although not required, an Access Review by Paradigm Transportation Solutions, dated 
023-03-23 concluded the existing and proposed site driveways are supportable. The 
proposed driveway design provides an on-site turnaround area increasing the level of 
safety for entering and exiting the property. The proposed two points of access as part of 
the severance application do not create any remarkable impacts or differences with 
respect to traffic operations, design considerations, or traffic safety along the Thorold 
Stone Road corridor. 

 

Discussions with Niagara Region also confirm that even though no stopping restrictions 
are provided along Thorold Stone Road, a temporary lane occupancy permit can be 
obtained. This will facilitate the loading of supplies and equipment within the curb lane of 
Thorold Stone Road by either loading directly from the road or stopping and reversing 
into the site for construction purposes. 

POLICY AND PLANNING ANALYSIS 
The Policy and Planning Analysis: 

• Provides the basis for establishing why a proposal should be considered and approved. 

• Provides an outline of applicable planning policy documents and regulatory context 
reviewing specific policies relevant to the proposal.  

• Establishes the basis for the applications by explaining how the proposal conforms to 
the policies.  

 

Good planning practice directs that the plan and its policies are not written in stone. 
Policies such as those of the Provincial Policy Statement, Growth Plan, Region of Niagara 
Official Plan, and Niagara Falls Official Plan reviewed here, are used to try to reach a 
goal. They should not be used as a set of threshold measures where the inability to meet 
every policy results in a proposal’s failure. All the policies may not be and, based on good 
planning practice, don’t have to be, satisfied as though they are zoning by-law regulations. 
If, on balance, the proposal satisfies most of the policies and moves the community 
towards its stated goals, then the proposal should be given serious consideration for 
approval.  

 

Land use planning in Ontario, Niagara, and Niagara Falls is about development. 
Protecting and preserving resources is important but land use planning is primarily about 
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promoting and encouraging appropriate development and complete communities. There 
are aspects of control to protect valuable and sensitive resources, such as significant 
cultural and natural heritage features from negative impacts from nearby uses, but the 
primary purpose is guiding development. 

 

The guidance of development is evident starting with the Planning Act. The Citizen’s 
Guide to Land-use Planning (the Guide) states the Act, among other things promotes 
sustainable economic development in a healthy natural environment and provides for a 
land use planning system led by provincial policy. The Guide further states the Act 
provides the basis for preparing official plans and planning policies that will guide future 
development. The Guide states the Provincial Policy Statement provides policy direction 
that will help build strong communities by protecting, among others, natural heritage 
features. Community planning is aimed at identifying common community goals and 
balancing competing interests of the various parties. 

 

In addition to the Planning Act the following planning documents are addressed as part of 

the Policy and Planning Analysis:   

• Provincial Policy. 

o Provincial Policy Statement. 

o Growth Plan for the Greater Golden Horseshoe (Growth Plan). 

• Municipal Policy. 

o Region of Niagara Official Plan. 

o City of Niagara Falls Official Plan. 

 

Planning Act 

The Planning Act sets out the basis for land use planning in Ontario. The Act promotes 

sustainable economic development in a healthy natural environment; integrates matters 

of provincial interest into provincial and municipal planning decisions by requiring all 

planning decisions to be consistent with the PPS. Section 34 the establishes land use 

controls. Specifically, Section 34(4)1 of the states: 

 

Zoning by-laws may be passed by the councils of local municipalities restricting 

use of land, prohibiting the use of land, for or except for such purposes as may be 

set out in the by-law within the municipality. 

 

The part of the subject property, zoned R1C, needs to be rezoned to R1E to permit  

reduced lot area for the severed parcel to enable the retained parcel to be wide enough 

to permit the continued use of the existing attached garage. The Maximum width of 

driveway or parking area in the front yard of the severed lot needs to be increased from  

60 percent to 86 percent to be able to accommodate a hammerhead vehicle manoeuvring 

area in the front yard of the severed parcel to enable safer vehicle access for the severed 

parcel to Thorold Stone Road. 
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Provincial Policy Statement (2020) 

Settlement areas such as the Niagara Falls are to be the focus of growth and 
development, and their vitality and regeneration is to be promoted. Land use patterns 
within settlement areas are to be based on, among other things, densities and a mix of 
land uses which; efficiently use land and resources, and efficiently use the infrastructure 
and public service facilities planned or available. The proposal addresses the Provincial 
Policy Statement directions by developing residential uses within the settlement area 
efficiently using land and resources and the infrastructure and public service facilities 
available.  

 

The proposal addresses the Provincial Policy Statement directions by developing a 

residential use within the settlement area efficiently using land and the infrastructure and 

public service facilities available. The proposal:  

• Constitutes intensification within a settlement area and is consistent with Policy 1.1.2. 

• Uses land wisely and efficiently, ensuring effective use of infrastructure, and 
minimizing unnecessary public expenditures as required by Policy 1.1.3. 

• Constitutes intensification which can be accommodated upon the site as suggested by 
Policies 1.1.3.1., 1.3.3.2, and 1.3.3.3. 

• Implements the creation of housing options as encouraged by Policy 1.4.1. 

• Constitutes infill development contributing toward the more efficient use of existing 
infrastructure as required by Policy 1.6.3. 

• Constitutes infill development, intensification, and the efficient use of municipal 
sewage and water services within the settlement area as required by Policy 1.6.6.2. 

 

Growth Plan (2020) 

The Growth Plan requires population and employment growth to be accommodated by 
directing a significant portion of new growth to the built-up areas of Niagara, such as the 
Niagara Falls, through intensification. The Growth Plan directs development in the Built-
up Area through intensification to support sustainability, therefore:   

• Protecting and preserving prime agricultural land in prime agricultural areas. 

• Reducing automobile dependence by transit supportive development. 

• Encouraging complete communities with a range of housing types. 

 

The proposal addresses the Growth Plan directions by developing residential uses within 

the urban area and providing the City a range of housing types and affordability accessible 

to a range of household incomes. The proposal:  

• Constitutes intensification required by Policy 1.2.1. 

• Is within an established settlement area with sufficient infrastructure capacity as 
required by Policy 2.2.1. 

• Contributes toward providing a diverse mix of land uses, particularly residential 
development as required in Section 4. 
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One of the key directions of the Growth Plan is establishing and achieving minimum 

intensification targets. Intensification is defined as “the development of a property, site or 

area at a higher density than currently existing through:   

• Redevelopment including the reuse of brownfield sites. 

• Development of vacant and/or underutilized lots within previously developed areas. 

• Infill development; and the expansion or conversion of existing buildings.” 

 

Section 2.2.2 of the Growth Plan specifically requires municipalities to develop 

intensification strategies within the Delineated Built-up Area, ensuring that land is zoned 

and designed supporting the achievement of complete communities. The Delineated 

Built-up Area is a fixed line that reflects what was built and, on the ground, when the initial 

Growth Plan came into effect in June 2006. Planning and investment should prioritize 

infrastructure and public service facilities that support intensification. 

 

Official Plans 

Region of Niagara Official Plan  (2022) 

The Regional Official Plan (2014) was updated adopted by Regional Council on 2022-06-
23 and subsequently approved by the Province with modifications on 2022-11-04. The 
Region of Niagara Official Plan is a long-term, strategic policy planning framework for 
managing growth coming to Niagara. The policies of the Plan guide land use and 
development, influencing economic, environmental, and planning decisions until 2051 
and beyond. 

 

The Region of Niagara Official Plan  designates the subject land as Designated Built Up 
Area. Chapter 2 of the Region of Niagara Official Plan, Growing Region has the policies 
facilitating and encouraging appropriate growth. Section 2.2.1 of the Region of Niagara 
Official Plan, Managing Urban Growth, encourages compact built form and a diverse 
range and mix of housing types, unit sizes and densities to accommodate current and 
future market-based and affordable housing needs in Designated Built-Up Area such as 
the subject property. The proposal achieves the goals expressed in the Region of Niagara 
Official Plan  specifically, Section 2.2.1.1 which provides for built forms, land use patterns, 
and street configurations minimizing land consumption as provided by the proposal. The 
proposed intensification increases the density of an existing, underutilized site and is 
consistent with this policy minimizing land consumption. 

 

The Region of Niagara Official Plan provides additional policies with regards to housing 
in Section 2.3. The objectives of The Plan are to provide a mix of housing options to 
addressing current and future needs, providing more affordable and attainable housing 
options within communities, and achieving affordable housing targets through land use 
and financial incentive tools. This application would contribute to the overall intensification 
target established by the Region of Niagara Official Plan. Intensification and infill 
development as proposed is encouraged and supports the Region’s intensification targets 
for Niagara Falls. 
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Niagara Falls Official Plan 

As intended by Section 1-2, Strategic Policy Direction, this proposal increases the use of 
land connected to existing infrastructure. Natural heritage and agricultural lands are not 
involved. 

 

The proposal meets or exceeds all the objectives of Section 1-2, Growth Objectives. 

 

Policy 3.1, Site-Specific Zoning By-law Amendment, states residential intensification 

requires an amendment to the Niagara Falls Official Plan and to proceed by way of site-

specific zoning by-law amendment whereby individual proposals can be publicly 

assessed. The City has not requested an Official Plan Amendment, nor is one appropriate 

in this case. A zoning by-law amendment will address this policy requirement to be 

publicly addressed. 

 

As required by Section 2.1, Policy 1.1 the predominant use of land will be for a single 

detached dwelling unit catering to a wide range of households.  

 

As required by Section 2.1, Policy 1.2, the single detached dwelling will be provided in 

the Built-Up Area on the largely vacant subject property, under-utilized by existing 

housing stock. 

 

As required by Section 2.1, Policy 1.8 the development will connect to municipal services 

in the adjacent rights-of-way.  

 

As required by Section 2.1, Policy 1.13, the single detached dwelling may be a rental unit 

increasing the supply in the City rental accommodation. 

 

Zoning By-Law 

The subject property is zoned R1C to accommodate lower density residential. Part 2 will 
have to be rezoned to the R1E permitting a reduced lot frontage and an increase in the 
maximum width of driveway or parking area in the front yard. 

POLICY AND ISSUES REVIEW SUMMARY 
The City of Niagara Falls Council has the authority to approve zoning by-law 
amendments, where they implement the policies of the Official Plan. Settlement areas 
such as the Niagara Falls where the subject property is located are to be the focus of 
growth and development, and their vitality and regeneration is to be promoted. The 
proposal satisfies the Region of Niagara Official Plan  intent to build more sustainable, 
complete communities by, among other things, making efficient use of land, resources 
and infrastructure and supporting intensification, to maximize the use of existing and 
planned infrastructure to support growth in a compact and efficient manner. The Niagara  
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ZONING PROVISION REVIEW 

 

PROVISION / USE RESIDENTIAL 1E DENSITY ZONE REQUIREMENT 
PROPOSED 

COMMENT 
Retained Severed 

Detached dwelling sec. 7.5(a) Permitted Detached dwelling Detached dwelling Satisfied 

Frontage sec 7.5.2(b)(ii) 12 metres 19.21 metres 10.66 metres 

Enables retention of existing attached garage access and 
proposed 3.0 metre driveway and vehicle manoeuvring 
hammerhead on the retained parcel. 

No negative impact 

Min Lot Area sec 7.5.2(a)(i) 370 square metres 907.5 square metres 500.5 square metres Satisfied 

Min Front Yard sec 7.5.2(c) 6 metres plus any applicable distance specified in section 4.27.1 17.31 metres 13.8 metres Satisfied 

Min Interior Side Yard sec 7.5.2(e) 1.2 metres subject to the provisions of clause a of section 5.1, 2.41 metres 1.2 metres Satisfied 

Min Rear Yard sec 7.5.2(d) 7.5 metres plus any applicable distance specified in section 4.27.1 14.67 metres 12.8 metres Satisfied 

Max Building Height sec 7.5.2(h) 10 metres subject to section 4.7 Less than 10 metres Less than 10 metres 

Existing building on the retained parcel and new the new 
building on the severed parcel will comply. 

Satisfied 

Max Lot Coverage sec 7.5.2(g) 45% 19.3% 32.5% Satisfied 

Min Landscape Area sec 7.5.2(m) 30% 57.4% 56.4% 

Existing building on the retained parcel and new the new 
building on the severed parcel will comply. 

Satisfied 

Parking Spaces Required sec. 4.19.1(a) 1 parking space for each dwelling unit 4 3 Satisfied 

The total lot coverage of all accessory buildings and accessory structures on a lot shall not exceed 15% of the lot area or 93 
square metres, whichever is lesser, and in no case shall the total lot coverage of all buildings and structures exceed the 
maximum lot coverage regulation of the specific zone sec. 4.13(g). 

2.42% 0% 

Existing accessory structure on the retained parcel and any  
new the new accessory structure on the severed parcel will 
comply. 

Satisfied 

Maximum lot area which can be used as 
a surface parking area (sec. 4.19.4(a)(i) 

30 percent 17.1% 11.8% Satisfied 

Maximum width of driveway or parking 
area in the front yard of a lot (sec. 
4.19.4(a)(ii) 

60% / 9 metres 46.8% 84.4% 
Enables provision of a hammerhead for vehicle maneuvering. 

No negative impact 

Maximum area of a rear yard which can 
be used as a parking area (sec. 
4.19.4(a)(iii) 

40 square metres 22 square metres 0 Satisfied 

Accessory structure side yard sec. 
4.13(c) 

1.2 metres 0.84 metres 0 

Existing accessory structure on the retained parcel and any  
new the new accessory structure on the severed parcel will 
comply. 

Satisfied 

Accessory structure rear yard sec. 
4.13(d) 

0.45 metres 1.39 metres 0 Satisfied 
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Falls Official Plan encourages residential intensification and redevelopment such as 
proposed in areas that have sufficient existing or planned infrastructure.  

 

The proposal is efficient development, intensification, and optimization of the use of land 

and public investment in infrastructure, a strong theme throughout the Provincial Policy 

Statement, Region of Niagara Official Plan , and Niagara Falls Official Plan. The proposal 

is in an area where redevelopment is provided for in these planning documents. It is 

efficient development optimizing the use of land, resources, and public investment in 

existing infrastructure, and public service facilities. As a residential development in a 

mixed-use commercial and residential area there are no conflicts with surrounding uses. 

Its location near a Niagara Falls Transit Route is transit supportive. The location provides 

safe and easy walking to commercial and community facilities and is close to safe, publicly 

accessible open spaces and recreational facilities.  

 

There are a several positive policy supported aspects of the proposal: 

• It is an intensified residential use of an existing underutilized parcel of land within an 
existing residential area, providing housing type and choice alternatives. 

• It is a compact redevelopment efficiently utilizing urban land, existing services, and 
municipal infrastructure. 

• It provides safe and easy walking to commercial and community facilities and is 
close to safe, publicly accessible open spaces, parks, and recreational facilities.  

• It is a compact, orderly, built form that will help the City meet intensification target. 

• Its design places windows overlooking pedestrian routes providing for “eyes on the 
street”. 

• It has a strong relationship to Thorold Stone Road. The primary building entrance 
clearly addresses the street.  

• Through the addition of a single detached dwelling unit in this location residential 
density is increased promoting transit use and municipal sustainability. 

 

Planning Goals, Objectives, and Policies Satisfied 

The proposal:   

• provides a mix of residential uses accommodating households with diverse social and 
economic characteristics, needs, and desires.  

• optimizes existing infrastructure use.  

• is intensification.  

• is transit supportive development within the built boundary. 

• is close to and designed with on-site open space.  

• can incorporate design features for an aging population.  

• counts towards the municipality’s intensification target.  

• matches the pre-established building character of adjacent buildings.  
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The proposal is for transit supportive, active transportation friendly uses of existing 

underutilized land in the Niagara Falls urban area making it an efficient and sustainable 

use of existing municipal sewage and water services on Thorold Stone Road. 

 

Efficient Development 

This development is focused within the urban area. It is appropriate development helping 
the City meet the full range of current and future needs, while achieving efficient 
development and avoiding significant or sensitive resources and areas which may pose 
a risk to public health and safety. 

 

The proposal is intensification of an under-utilized existing parcel optimizing the use of 
land and public investment in infrastructure and public service facilities. The development: 

• provides a diversified residential opportunity meeting the identified needs in Niagara.  

• makes efficient use of land.  

• has no significant land use conflicts.  

 

The proposal increases the efficiency of the use of existing municipal infrastructure and 

increases the municipality’s sustainability through a compact, transit supportive, active 

transportation friendly development  in the Urban Area.  

 

As a residential development in a residential area there are no conflicts with surrounding 

uses and no impact on natural resources.  

 

The development facilitates the efficient use of community and engineering services, 
does not create an undue financial hardship on the municipality, and increases the City’s 
robustness and ability to accommodate infrastructure and services maintenance.  

 

The proposal is primarily an intensified residential use in an existing residential area. It is 

compact development efficiently utilizing urban land, existing services, and municipal 

infrastructure. The location provides safe and easy walking to commercial and community 

facilities and is close to safe, publicly accessible open spaces, parks, and other 

recreational facilities.  

 

Efficient development, intensification, and optimizing the use of land and public 

investment in infrastructure resulting from this proposal is a strong theme throughout the 

Provincial Policy Statement, Region of Niagara Official Plan , and Niagara Falls Official 

Plan. As a residential redevelopment in an existing residential area there are no conflicts 

with surrounding uses. The location on Thorold Stone Road transit supportive. 
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High Quality Urban Design 

The proposal is a high quality, compact, orderly, built form that will help the City meet 
intensification targets. The building design places windows to overlook pedestrian routes 
to encourage “eyes on the street.”  

 

The development has a strong relationship to Thorold Stone Road as encouraged by the 

Region of Niagara Model Urban Design Guidelines.  

 

Affordable Housing 

The Provincial Policy Statement requires planning authorities to provide for an 

appropriate range and mix of housing types and densities to meet projected requirements 

of current and future residents by:  

• establishing and implementing minimum targets for the provision of housing affordable 
to low- and moderate-income households.  

• permitting and facilitating:  

o all forms of housing required to meet the social, health and well-being 
requirements of current and future residents, including special needs 
requirements.  

o all forms of residential intensification, including second units, and redevelopment. 

OPINION  
The proposed Zoning By-law Amendment:   

• Conforms with the provisions of the Planning Act; Provincial Policy Statement; Growth 
Plan; Region of Niagara Official Plan ; and Niagara Falls Official Plan.  

• Permits the proposed residential use; and  

• Is good planning.  

 

Council can be confident that the proposed Zoning By-law Amendment is consistent with 

the City’s Official Plan as well as Provincial and Regional policies. The applicant can be 

required to enter into a Development Agreement ensuring the development is built and 

maintained as approved by the City. 

 

The approval of the proposed Zoning By-law amendment will allow a new single detached 

dwelling unit. This development constitutes intensification and infill. The proposed 

Planning Act application for a Zoning By-law amendment is consistent with the policies 

for permitting and encouraging urban intensification and infill residential development 

within the City of Niagara Falls. The proposed development constitutes good planning. 

CLOSING 
This report is intended solely for Anthony Vacca (the “Client”) in providing the City of 

Niagara Falls the Planning Justification Report to obtain necessary Planning Act 
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approvals for the proposed residential redevelopment at 8178 Thorold Stone Road. This 

report is prohibited to be used by any other party without written consent by an authorized 

representative of 2198795 Ontario Limited Operating as South Coast Consulting (South 

Coast). This report is considered South Coast / Steven Rivers’ professional work product 

and shall remain the sole property of South Coast / Steven Rivers. Any unauthorized 

reuse, redistribution of, or reliance on, the report shall be at the Client’s and recipient’s 

sole risk, without liability to South Coast / Steven Rivers. The Client shall defend, 

indemnify, and hold South Coast / Steven Rivers harmless from any liability arising from 

or related to the Client’s unauthorized distribution of the report. No portion of this report 

may be used as a separate entity; it is to be read in its entirety and shall include all 

supporting drawings and appendices.  

 

The conclusions and recommendations made in this report are in accordance with South 

Coast / Steven Rivers’ present understanding of the proposed project, the current site 

use, surface, and subsurface conditions, and are based on available information, a site 

reconnaissance on the date(s) set out in the report, records review and interviews with 

appropriate people and the work scope provided by the Client and described in the report 

and should not be construed as a legal opinion. South Coast / Steven Rivers relied in 

good faith on the data and information provided by the Client and from other materials as 

noted in this report. South Coast / Steven Rivers has assumed that the information 

provided was factual and accurate. South Coast / Steven Rivers accepts no responsibility 

for any deficiency, misstatement, or inaccuracy contained in this report because of 

omissions, misinterpretations or fraudulent acts of persons interviewed or contacted. 

Reliance on this report is only extended to the Client. No other representations or 

warranties of any kind, either expressed or implied, are made. Any use which a third party 

makes of this report, or any reliance on or decisions made based on it, are the sole 

responsibility of such third parties. If conditions at the property change or if any additional 

information becomes available at a future date, modifications to the findings, conclusions 

and recommendations in this report may be necessary. 

 

Steven Rivers 
South Coast Consulting 
Land Use Planning and Development Project Management 

Steven Rivers, MCIP, RPP 

189 Clare Avenue 

Niagara Falls, Ontario  L3K 5Y1 

Phone:   905-733-8843 

Email:   info@southcoastconsulting.ca    Dated:  2023-04-04 

  

mailto:info@southcoastconsulting.ca


8178 Thorold Stone Road  16 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

ANNEX 1:  SKETCH FOR PLANNING PURPOSES ONLY  
SUBMITTED UNDER A SEPARATE COVER 
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ANNEX 2:  CITY OF NIAGARA FALLS PRE-CONSULTATION CHECKLIST 

 



8178 Thorold Stone Road  18 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  19 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  20 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  21 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  22 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  23 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  24 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  25 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  26 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  27 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  28 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  29 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  30 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  31 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  32 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  33 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  34 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  35 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  36 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  37 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  38 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  39 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  40 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  41 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  42 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  43 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

 



8178 Thorold Stone Road  44 

Pending agency, municipal, and public comments 
South Coast Consulting Anthony Vacca 2023-04-04 

ANNEX 3:  SITE SERVICING PLAN 
SUBMITTED UNDER A SEPARATE COVER 
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ANNEX 4:  TREE INVENTORY AND TREE PROTECTION PLAN 
SUBMITTED UNDER A SEPARATE COVER 
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ANNEX 5:  ACCESS REVIEW 
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