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1.0 Introduction 

NPG Planning Solutions Inc. are planning consultants to Marina (Petit Road) 

Development Inc., ñOwnerò of three parcels located on the west side of Pettit Road north 

of Nathaniel Drive in the Town of Fort Erie, municipally known as 1211, 1225 and 1237 

Pettit Road (ñSubject Landsò). The combined area of the parcels which form the Subject 

Lands is 3.829 hectares. The Subject Lands are legally described as follows: 

 
Table 1 ï Subject Lands' Legal Description 

Address Legal Description 

1211 Pettit Road PT LT 2 CON 5 NIAGARA RIVER BERTIE AS IN RO165574; 
S/T AA54655 FORT ERIE 

1225 Pettit Road PT LT 2 CON 5 NIAGARA RIVER BERTIE PT 7 59R794; S/T 
AA51841 FORT ERIE 

1237 Pettit Road PT LT 2 CON 5 NIAGARA RIVER BERTIE PT 6 59R794; S/T 
AA51839, AA51841; FORT ERIE; SUBJECT TO AN 
EASEMENT IN GROSS OVER PART LOT 2, CONCESSION 
5, DESIGNATED AS PART 1, 59R16559 AS IN SN658075 

 

NPG has been retained to provide professional planning advice on the proposed 

development to create a subdivision consisting of five (5) single-detached dwellings, four 

(4) blocks for eight (8) semi-detached dwellings, and seventeen (17) blocks for 87 

townhouse dwelling units,  totaling  100 dwellings, and a density of 26 units per hectare 

(uph). One (1) block is proposed for a stormwater management pond, while four (4) blocks 

are additional lands of the owner. Implementation of the proposal requires applications 

for Draft Plan of Subdivision, Official Plan Amendment (OPA), and Zoning By-law 

Amendment (ZBA). The OPA is required to redesignate the Subject Lands from a Low 

Density Residential Designation to a Site-Specific Medium Density Residential 

designation to permit the proposed density and built forms. The ZBA is required to rezone 

the Subject Lands from the existing Neighbourhood Development (ND) Zone to a site-

specific Residential Multiple 1 (RM1-XX) Zone with site-specific provisions for minimum 

lot frontage, minimum lot area, and minimum lot coverage. 

This Planning Justification Report (ñPJRò) provides an analysis of the proposed 

development. It evaluates the appropriateness of the applications for Draft Plan of 

Subdivision, Official Plan Amendment, and Zoning By-Law Amendment when assessed 

against policies in the Planning Act, Provincial Policy Statement (2020) (ñPPSò), A Place 

to Grow, Growth Plan for the Greater Golden Horseshoe (2020) (ñGrowth Planò), Niagara 

Official Plan (ñNOPò), the Town of Fort Erie Official Plan (ñTownôs OPò), the Spears-High 

Pointe Secondary Plan (ñSHPSPò) and the Town of Fort Erie Zoning By-law No. 129-90. 

Sections 5.1, 5.2, 5.3, and 5.4 of this report presents the analysis of the proposed 

applications against the provincial and regional planning policies, with Section 5.1 

evaluating the proposed development against the plan of subdivision criteria assessment 

in Section 51(24) in the Planning Act. Section 5.5 and 5.6 of this report discusses the 
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proposalôs conformity with the general intent and objectives of the Townôs OP and Spears-

High Pointe Secondary Plan, while Section 6.0 and 7.0 provide justification for approval 

of the Applications for Official Plan Amendment and Zoning By-Law Amendment, 

respectively.  

The proposed Applications will facilitate a variety of housing types, contribute to greater 

housing choice within the urban boundary, and contribute to the achievement of the 

Townôs housing and density targets. The proposed development represents good land 

use planning and therefore we recommend that the Draft Plan of Subdivision, Official Plan 

Amendment and Zoning By-Law Amendment be approved.  

2.0 Description of Subject Lands and Surrounding Area 

As shown in Figure 1 ï Aerial Context, the Subject Lands are located on Pettit Road 

north of Nathaniel Drive, and east of the future Marina Drive connection. The Subject 

Lands are rectangular in shape and are generally flat, consisting of three (3) contiguous 

parcels with an area of approximately 3.83 hectares. Together, the Subject Lands have 

a combined frontage of approximately 124.38 metres on Pettit Road, a frontage of 20 

metres on Marina Drive, and a depth of approximately 305.41 metres. 

Figure 1 ï Aerial Context 

 

 

 

North: Residential ï single-detached dwelling 
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East:  Residential ï single-detached dwellings  

South: Residential ï single-detached dwellings 

West:   Residential ï single-detached and townhouse dwellings part of High Pointe 

Subdivision 

 

The Subject Lands contain the following buildings and structures that will be demolished 

as part of the proposed development: 

 
Table 2 ï Existing Structures on Subject Lands 

Address Buildings and Structures 

1211 Pettit Road Single-detached dwelling with attached garage. 

1225 Pettit Road Single-detached dwelling with attached garage; Two (2) 
accessory storage buildings; One (1) accessory storage shed. 

1237 Pettit Road Single-detached dwelling with attached garage; Two (2) 
accessory storage sheds. 

 

The three parcels which make up the Subject Lands are deep lots, each with a depth of 

over 300 metres. Each parcel contains a single-detached dwelling fronting Pettit Road 

with an attached garage and/or accessory structures. More than half of the rear portion 

of the Subject Lands is undeveloped, with a thicket of shrubs and trees located along the 

rear lot line of 1211 and 1225 Pettit Road.  

The Subject Lands are immediately east of the High Pointe Meadows Subdivision, with 

Marina Drive planned to extend easterly. High Pointe Meadows Subdivision consists of 

single-detached dwellings and townhouse dwellings, with townhouses abutting the 

Subject Lands.  Low-density residential uses with single-detached dwellings exist to the 

north and east of the Subject Lands. The lands directly north, municipally known as 1257 

Pettit Road, contain a single-detached dwelling with the rear portion of the parcel being 

farmed. Lands further north of 1257 Pettit Road were recently included in the settlement 

area boundary expansion exercise through the approved Niagara Official Plan. One 

detached dwelling exists to the south of the Subject Lands, municipally known as 1199 

Pettit Road, which also has a large rear yard extending an equal depth as the Subject 

Lands. Vacant lands exist further south, on the north side of Nathaniel Drive. 
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Figure 2 ï Community Amenities Map 

The Subject Lands are located in the Spears-High Pointe neighbourhood in a primarily 

low- and medium-density residential area. Garrison Road is approximately 500 metres 

south of the Subject Lands, which contains a variety of retail establishments, restaurants, 

and neighbourhood services. There are various institutional services and community 

facilities west of Pettit Road along Garrison Road, such as the Fort Erie Town Hall, Fort 

Erie Leisureplex, community centre, daycare centre, a church, and the Greater Fort Erie 

Secondary School. There is a future park within walking distance to the Subject Lands at 

1447 Sharon Drive, directly south of the Subject Lands in the abutting High Pointe 

Meadows Subdivision. The Subject Landsô proximity to these uses and facilities provides 

existing and future residents with convenient access to a range of necessities for daily 

living.  
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Furthermore, there are a range of mobility options in the neighborhood, with various pick-

up locations along Garrison Road for Fort Erieôs On-Demand Transit Services that 

provides residents with greater access to the community and beyond. The Niagara 

Region Transit Bus Route 22 runs from the Town Hall to Niagara Falls along Pettit Road, 

past the Subject Lands, from Monday to Saturday. Conceptually, the Spears-High Pointe 

Secondary Plan notes a potential transit stop along Pettit Road at the northeast corner of 

the Subject Lands (1237 Pettit), as well as a potential transit route that runs directly along 

the northern perimeter of the Subject Lands, along Garrison Road north to Green Acres 

Drive, and east along Marina Drive to Pettit Road (see Appendix C ï Spears-High 

Pointe Secondary Plan Schedules). Additionally, the Gilmore Road interchange with 

the QEW Highway exists approximately 1 km north. Please see Figure 2 ï Community 

Amenities Map for further details. 

The following are photos of the Subject Lands that provide further context: 

 

Photo 1 ï Rear View of 1211 Pettit Road to Abutting High-Pointe Subdivision 
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Photo 2 ï North View of Subject Lands to Neighboring Subdivision 

 

Photo 3 ï South View of Subject Lands 
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Photo 4 ï North View of Subject Lands 

 

 

Photo 5 ï East View of the Subject Lands 
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Photo 6 ï Northwest View of Subject Lands 

 

 

Photo 7 ï East View of Subject Lands 
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Photo 8 ï North Rear View of 1237 Pettit Road 

 

Photo 9 ï West Rear View of 1237 Pettit Road to High Pointe Meadows Subdivision 
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Photo 10 ï West Rear View of 1225 Pettit Road to High Pointe Meadows Subdivision 
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3.0 Proposed Development 

Marina (Petit Road) Development Inc. is proposing a Draft Plan of Subdivision, Official 

Plan Amendment, and Zoning By-law Amendment to facilitate the development of a 

subdivision with 100 residential dwellings and one block for a stormwater management 

pond on a public road system. A site-specific Official Plan Amendment is required to 

permit increased density and the townhouse built form. Likewise, a site-specific Zoning 

By-law Amendment is required to permit the proposed townhouses, and address 

deficiencies related to lot frontage and lot area. 

The subdivision will have frontage on Pettit Road and Marina Drive, with a proposed 

extension of the existing Marina Drive connection from the west, and a new street 

connection to Pettit Road hereby referred to as ñStreet Bò (see Figure 3 ï Proposed 

Draft Plan of Subdivision and Appendix B ï Draft Plan of Subdivision for full version). 

The proposed subdivision also accounts for a potential future connection to the south, 

connecting Street B to Nathaniel Drive through the extension of Rockwood Drive.  

The proposed subdivision will facilitate five (5) new single-detached dwellings, four (4) 

blocks for eight (8) semi-detached dwellings, and seventeen (17) blocks for 87 townhouse 

dwellings, for a total of 100 residential units. Lots 1 to 5 will accommodate the single-

detached dwellings, fronting onto and maintaining the existing low-rise and low-density 

character on Pettit Road. Within the proposed subdivision, Blocks 6 to 9 will 

accommodate the semi-detached dwellings and Blocks 10 to 26 will accommodate the 

townhouse dwellings. Blocks 27 to 30 are identified as additional lands ï the Owner is 

presently attempting  to purchase the abutting property to the south as part of the 

proposed subdivision. The intent is for these additional lands to be part of the future 

development to the south. The proposed plan represents an efficient use of the lands, 

while considering future development potential of adjacent lands. 
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Block 31 is the stormwater management facility for the proposed subdivision. The 

required 1.45 metre road-widening along Pettit Road is shown on the Draft Plan as Blocks 

32 and 33.    

Residential development on the Subject Lands will promote high quality urban living with 

nearby access to Fort Erie On-Demand Transit stops, commercial uses, community 

facilities, and institutional uses. Convenient access to these necessities facilitates a 

walkable and complete community, promoting healthy and active living. Figure 2 ï 

Community Amenities Map illustrates the various amenities and facilities within 

proximity of the Subject Lands. 

The Subject Lands are presently designated Low-Density Residential in the Townôs 

Spears-High Pointe Secondary Plan and zoned Neighbourhood Development (ND) Zone. 

The Low-Density Residential designation permits a density of up to 16 units per hectare 

and the ND zone only permits existing single-detached dwellings and accessory uses. 

The proposed subdivision provides for 100 residential units consisting of single-detached 

dwellings, semi-detached dwellings, and townhouse dwellings, with a density of 26 units 

per hectare. The Owner is proposing to redesignate the Subject Lands to a site-specific 

Medium Density Residential designation which permits up to 50 units per hectare, and a 

site-specific Residential Multiple 1 (RM1) zone to permit the proposed development. 

  

Figure 3 ï Proposed Draft Plan of Subdivision prepared by Upper Canada Consultants 



1211-1237 Pettit Road - Planning Justification Report  

16 

 

4.0 Supporting Studies   

As per the Pre-Consultation Agreement dated September 8th, 2022, the following items 

are required for a complete application submission for a Draft Plan of Subdivision, Official 

Plan Amendment, and Zoning By-law Amendment Applications:  

1. Planning Justification Report 

2. Conceptual Subdivision Plan 

3. Draft Local Official Plan Amendment 

4. Draft Zoning By-law Amendment 

5. Stage 1 Archaeological Assessment 

6. Scoped Environmental Impact Study 

7. Functional Servicing Report and Stormwater Management Plan 

8. Traffic Impact Study 

The lands at 1199 Pettit Road to the south were incorporated in the aforementioned 

supporting studies for a fulsome analysis and to demonstrate a comprehensive planned 

vision for the area.  

The supporting studies and plans have been submitted as supporting documentation for 

the proposed development and should be read and reviewed in conjunction with this PJR. 

These studies have been prepared by qualified professionals according to industry 

standards. A thorough review of each document has been undertaken in preparing this 

PJR and it is noted that no significant issues have been raised.  

4.1 Stage 1 Archaeological Assessment 

A Stage 1 Archaeological Assessment was completed by Amick Consultants Ltd. in 

March 2023. The assessment identifies the potential for archaeological resources on the 

Subject Lands and recommends a Stage 2 assessment. The Stage 2 Archaeological 

Assessment is currently underway and will be submitted shortly after this submission. 

4.2 Environmental Impact Study 

A scoped Environmental Impact Study (EIS) was prepared by Myler Ecological 

Consulting, dated May 2023, for the Subject Lands and the adjacent property at 1199 

Pettit Road. Comments received at pre-consultation identified the Environmental 

Conservation (EC) Overlay designation and Woodlands over 2 Hectares mapped on the 

Townôs OP and Spears-High Pointe Secondary Plan schedules. Niagara Region and 

Niagara Peninsula Conservation Authority (NPCA) staff noted the potential for wetlands 

located along the southern portion of the property and requested a site visit to confirm the 

scope of the EIS. A site visit with NPCA and Regional staff took place on October 4th, 

2022, wherein agency staff noted that a small area from of shrub thicket from the open 

agricultural field into the western hedgerow appeared to have some wetland vegetation 

characteristics and agreed that the adjacent meadow was not wetland. The results of the 

EIS are as follows: 
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1. Desktop review of existing information and field observations concluded that there 

is no presence of woodlands and no presence of Species at Risk (SAR) and 

Significant Wildlife Habitat (SWH) from the property and adjacent lands, confirming 

that Townôs mapping of ñWoodlands over 2 Hectaresò on the Subject Lands is not 

accurate. 

2. The ECA Overlay area corresponds to Area 321 of the Fort Erie Natural Areas 

Inventory (NAI). Area 321ôs vegetation communities are identified in the NAI report 

as FOD7/CUT1 Fresh-Moist Lowland Deciduous Forest / Mineral Cultural Thicket, 

neither of which is wetland. Area 321 did not satisfy any of the NAIôs seven Natural 

Areas Designation Criteria and was therefore not recommended in the NAI as a 

Locally Significant Natural Area or LSNA. 

3. The Provincially Significant Wetland (PSW) to the north is 117 metres away and is 

located within the Frenchmanôs Creek subwatershed, whereas the Subject Lands 

is located within the Kraft Drain Watershed. Due to the distance of the Subject 

Lands to the PSW and the topography and drainage of the Kraft Drain 

subwatershed, there is no potential for the Subject Lands to impact the PSW and 

its hydrology. 

4. The sole potential natural heritage constraint that emerged from the analysis is the 

0.15 hectare marginal wetland and cultural thicket area in 1211 Pettit Road in the 

southwest corner of the site and in the adjacent 1199 Pettit Road that is expected 

to be developed in the near future. Under the current Ontario Wetland Evaluation 

System (OWES) criteria, the small wetland area would not be evaluated as PSW 

and would not be considered for complexing with the existing PSW. 

5. The treed area south of the site is also distant, separated from the site and 1199 

Pettit Road by Nathaniel Drive and a distance of approximately 58 metres at its 

closest point. 

6. Native species of mixed meadow (e.g., grasses and wildflowers) are 

recommended to provide appropriate low-maintenance vegetative cover around 

the proposed stormwater management pond, which would have high wildlife value 

for pollinators and birds in particular. The use of native tree species is 

recommended for boulevard and amenity tree plantings to complement the 

ecological function of the stormwater management pondôs native species mixed 

meadow. 

Please refer to the EIS for more details.  
 

4.3 Functional Servicing Report and Stormwater Management Plan 

A Functional Servicing Report (ñFSRò) was prepared by Upper Canada Consultants 

(UCC), dated February 2023. The FSR identifies how the proposed development will be 
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serviced and connected to existing municipal water, sanitary and stormwater 

infrastructure, as well as outlines how stormwater will be managed on site.  

The Subject Lands are serviced by municipal water, sanitary and storm services. Two (2) 

150mm watermains are located at the east limit of Marina Drive and the west side of Pettit 

Road, as well as a 400mm regional watermain on Pettit Road. A 150mm watermain is 

proposed to be constructed within the site, while the five (5) proposed single detached 

dwellings will be serviced with separate connections to the existing 150mm watermain on 

Pettit Road.  

The development proposes to tie into an existing 200mm sanitary line on Pettit Road, 

where flows are conveyed south to Garrison Road,  then directed to the Alliston Avenue 

Sewage Pumping Station (SPS).  

In response to limiting future stormwater flows to allowable levels, and to improve 

stormwater quality to the required Total Suspended Solids (TSS) removal levels, a 

stormwater management (SWM) wet pond facility will be supplied on site. A subsequent 

storm sewer will be constructed on Pettit Road to facilitate suitable discharge condition 

from the wet pond facility. Flows will be directed south to Garrison Road, and ultimately 

into the Kraft Drain. 

The FSR concludes the following: 

1. The existing 150mm diameter municipal watermain will have sufficient capacity to 

provide both domestic and fire protection water supply. Upgrades will be required 

in the near future to the Alliston Avenue SPS per the Regionôs Master Servicing 

Plan. 

 

2. Stormwater quality controls are being provided to Normal Protection (70% TSS 

removal) levels by a stormwater wet pond facility before outletting to a proposed 

storm sewer on Pettit Road. 

 

3. Stormwater quantity controls are being provided by a stormwater management wet 

pond facility up to the 100-year design storm event before outletting to the 

proposed Pettit Road storm sewer. 

 

4. The site stormwater overland route from the road system is to the proposed 

stormwater management facility. 

 

5. A storm sewer will be constructed on Pettit Road from the SWM Facility outlet to 

the existing storm sewer on Garrison Road to provide an adequate stormwater 

outlet for the site. 

The FSR states that there is adequate municipal servicing for this development. Please 

refer to the FSR included as part of this submission for further details. 
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4.4 Traffic Impact Study 

A Traffic Impact Study (ñTISò) was prepared by JD Northcote Engineering Inc., dated 

March 16th, 2023 to determine the impacts of the proposed development on the 

surrounding road network and recommend improvements, if necessary, to accommodate 

the site generated traffic.  

The TIS establishes the following: 

1. The proposed development is expected to generate a total of 60 AM and 77 PM 

peak hour trips. 

2. An intersection operation analysis was completed at the study area intersections, 

using the existing and background (2025 and 2030) traffic volumes, with 

consideration for the projected adjacent development traffic growth and without the 

proposed development traffic. This enabled a review of existing and future traffic 

deficiencies that would be present without the influence of the proposed 

development.  

3. An intersection operation analysis was completed under total (2025 and 2030) 

traffic volumes with the proposed development operational at the study area 

intersections. 

4. The proposed Street B Access (referred to as Street D in the TIS)  will operate 

efficiently with one-way stop control for egress movements. A single lane for 

ingress and egress movements will provide the necessary capacity to convey the 

traffic volume generated by the proposed development. 

5. The location of the proposed Street B Access on Pettit Road is considered 

appropriate with respect to minimum driveways spacing requirements as identified 

in the Transportation Association of Canada Design Guide for Canadian Roads 

(2017). 

6. The sight distance available for the proposed Street B Access and driveway 

connections on Pettit Road are suitable for the intended use. It is recommended 

that the driveway connections be located on the south side of each lot, to optimize 

the sight distance available to the north on Pettit Road. 

The TIS concludes that no improvements are recommended within the study area as the 

proposed development will not cause any operational issues and will not add significant 

delay or congestions to the local roadway network.   
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5.0 Provincial Legislation & Policy Analysis  

This Planning Justification Report provides a thorough analysis of the proposed 

development and evaluates the appropriateness of advancing Applications for a Draft 

Plan of Subdivision, Official Plan Amendment and Zoning By-law Amendment in the 

context of the Planning Act, Provincial Policy Statement (PPS), A Place to Grow: Growth 

Plan for the Greater Golden Horseshoe (Growth Plan), Niagara Official Plan (NOP), the 

Town of Fort Erie Official Plan (Townôs OP) and the Spears-High Pointe Secondary Plan 

(SHPSP). The following provides and overview and thorough analysis of these 

documents in the context of the proposed development: 

5.1 Planning Act, R.S.O. 1990, c. P.13 

Section 2 of the Planning Act identified matters of Provincial interest that Council shall 

have regard for in carrying out its responsibilities under the Planning Act. Included in 

these matters are: 

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

functions; 

(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; 

 (h) the orderly development of safe and healthy communities; 

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

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

municipalities; 

 (o) the protection of public health and safety; 

 (p) the appropriate location of growth and development; 

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

public transit and to be oriented to pedestrians; 

 (r)  the promotion of built form that, 

  (i)  is well-designed, 

  (ii)  encourages a sense of place, and 

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

attractive and vibrant; 
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(s) the mitigation of greenhouse gas emissions and adaptation to a changing 

climate. 

Subsection 3(5) of the Planning Act requires that decisions of Council shall be consistent 

with provincial policy statements and shall conform with provincial plans that are in effect.  

Subsection 14.7(3) of the Planning Act requires a municipality to prepare and adopt an 

official plan.   

Section 22 of the Planning Act permits a person or public body to request an amendment 

to the official plan.  

Subsection 24(1) of the Planning Act requires that by-laws passed by Council shall 

conform to official plans that are in effect.   

Section 34 of the Planning Act permits councils of local municipalities to pass and/or 

amend zoning by-laws for such purposes as may be set out in the by-law, and for 

regulating construction and land use within the municipality.   

Matters of provincial interest are articulated in Provincial, Regional, and Town planning 

documents, and discussed throughout this Planning Justification Report. In summary, the 

Applications provide for an appropriate location for growth and development, including 

the provision of a full range of housing types in proximity to various commercial, 

community, and institutional facilities and amenities. The subdivision layout and location 

of the development represents a cohesive and compatible development with surrounding 

built forms that make efficient use of land. 

5.1.1 Section 51(24) Criteria Assessment for a Plan of Subdivision 

The proposal is assessed against the criteria for a plan of subdivision in Section 51(24) 

of the Planning Act, and subsequently analyzed in the following table: 

Table 3 ï Section 51(24) Criteria Assessment for a Plan of Subdivision 

Criteria  Proposed Development 

(a) the effect of development of the 

proposed subdivision on matters of 

provincial interest as referred to in 

section 2; 

The proposed plan of subdivision conforms 

to Section 2 of the Planning Act by 

providing a range of new housing units and 

types and contributing to building a 

complete community in an orderly fashion 

in an appropriate location for residential 

growth and development as defined in 

Provincial, Regional, and Town Official 

Plans. 

(b) whether the proposed subdivision 

is premature or in the public 

interest; 

The proposed subdivision is a logical 

extension of the planned residential 

development and growth in this area of the 
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Spears-High Pointe neighbourhood, in an 

area designated for residential 

development. 

(c) whether the plan conforms to the 

official plan and adjacent plans of 

subdivision, if any; 

The proposed plan of subdivision conforms 

to the general intent of the Official Plan and 

with the existing subdivision to the west 

(High Pointe Subdivision).  

(d) the suitability of the land for the 

purposes for which it is to be 

subdivided; 

The Subject Lands are designated for 

residential development in the Spears-

High Pointe Secondary Plan and are 

adjacent to lands that are being used for 

residential purposes. The Subject Lands 

are presently zoned Neighbourhood 

Development (ND) until a more appropriate 

use category can be established. This is 

addressed through the proposed Zoning 

By-law Amendment to a site-specific 

Residential Multiple 1 (RM1) zone. For 

these reasons, the lands are suitable for 

the proposed subdivision.  

(e) the number, width, location and 

proposed grades and elevations of 

highways, and the adequacy of 

them, and the highways linking the 

highways in the proposed 

subdivision with the established 

highway system in the vicinity and 

the adequacy of them; 

The Subject Lands front onto a collector 

road, providing an adequate and safe 

access point. The proposed subdivision 

provides a logical extension of Marina 

Drive from the west, connecting the 

proposed Street B to Pettit Road to the 

east. The grades and elevations for the 

proposed right of ways are adequate. 

(f) the dimensions and shapes of the 

proposed lots; 

The dimensions and shapes of the 

proposed lots are consistent with the lot 

pattern in the neighbourhood. 

(g) the restrictions or proposed 

restrictions, if any, on the land 

proposed to be subdivided or the 

buildings and structures proposed 

to be erected on it and the 

restrictions, if any, on adjoining 

land; 

There are no restrictions known at this 

time. 



1211-1237 Pettit Road - Planning Justification Report  

23 

 

(h) conservation of natural resources 

and flood control; 

The EIS prepared by Myler Ecological 

Consulting dated May 2023, concludes 

that there is no presence of woodlands, 

species at risk, significant wildlife habitat, 

or significant natural areas. There is a 

small wetland and cultural thicket area at 

the southwest corner of 1211 Pettit Road, 

which appear to be a result of lapsed 

maintenance of drainage swales within 

and downstream of the site. This appears 

to have created the conditions to support 

moisture-tolerant species and are not a 

natural occurrence within the vegetation 

community. This area is not considered a 

PSW per the Ontario Wetland Evaluation 

Criteria. In conclusion, there are no natural 

resources or flood control issues related to 

the proposed development. 

(i) the adequacy of utilities and 

municipal services; 

The proposed development is located 

within the Urban Area Boundary with 

available municipal services. Please refer 

to the Functional Servicing Report 

prepared by UCC, dated February 2023, 

for more information. 

(j) the adequacy of school sites; There are existing schools located in the 

neighbourhood of Spears-High Pointe: 

Greater Fort Erie Secondary School and 

Garrison Road Public School. It is also 

noted that BGC Niagara, a daycare centre, 

is also located in the neighbourhood along 

Garrison Road. 

(k) the area of land, if any, within the 

proposed subdivision that, 

exclusive of highways, is to be 

conveyed or dedicated for public 

purposes; 

Per the pre-consultation notes, 1.45m of 

land along Pettit Road will be conveyed to 

the Town for road-widening purposes.  

(l) the extent to which the planôs 

design optimizes the available 

supply, means of supplying, 

The proposed development is located in a 

growing residential neighbourhood, in a 

community with public and commercial 

uses in walking distance south of the 

proposed development. The location of the 
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efficient use and conservation of 

energy; and 

development and proposed sidewalks in 

the subdivision encourages active 

transportation. 

(m) the interrelationship between 

the design of the proposed plan of 

subdivision and site plan control 

matters relating to any development 

on the land, if the land is also 

located within a site plan control 

area designated under subsection 

41 (2) of this Act or subsection 114 

(2) of the City of Toronto Act, 2006.  

There is no relation between the Draft Plan 

and Site Plan Control. 

Consistency and conformity with Provincial, Regional and Township policies are 

discussed in-depth in the subsequent sections of this report.  For these reasons, subject 

to the analysis provided in the following sections of this report, the Applications are 

considered to comply with the provisions of the Planning Act.  

 

5.2 Provincial Policy Statement (2020) 

The PPS sets the policy foundation for regulating land use in Ontario. It requires that 

developments make efficient use of land and services and supports opportunities for long-

term economic prosperity. The Subject Lands are located within a Settlement Area as per 

the policies of the PPS. 

5.2.1 PPS Policies for Land Use Efficiency 

The PPS provides the following policies regarding managing and directing land use in 

settlement areas to achieve efficient and resilient development and land use patterns: 

POLICY 

1.1.1 Healthy, liveable and safe communities are sustained by: 

a) promoting efficient development and land use patterns which sustain the 

financial well-being of the Province and municipalities over the long term; 

b) accommodating an appropriate affordable and market-based range and 

mix of residential types (including single-detached, additional residential 

units, multi-unit housing, affordable housing and housing for older persons), 

employment (including industrial and commercial), institutional (including 

places of worship, cemeteries and long-term care homes), recreation, park 

and open space, and other uses to meet long-term needs; 
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e) promoting the integration of land use planning, growth management, 

transit-supportive development, intensification and infrastructure planning 

to achieve cost-effective development patterns, optimization of transit 

investments, and standards to minimize land consumption and servicing 

costs; 

1.1.2 Sufficient land shall be made available to accommodate an appropriate range and 

mix of land uses to meet projected needs for a time horizon of up to 25 years, 

informed by provincial guidelines. However, where an alternate time period has 

been established for specific areas of the Province as a result of a provincial 

planning exercise or a provincial plan, that time frame may be used for 

municipalities within the area. 

Within settlement areas, sufficient land shall be made available through 

intensification and redevelopment and, if necessary, designated growth areas. 

1.1.3.1 Settlement areas shall be the focus of growth and development. 

1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix 

of land uses which: 

  a) efficiently use land and resources; 

b) are appropriate for, and efficiently use, the infrastructure and public 

service facilities which are planned or available, and avoid the need for their 

unjustified and/or uneconomical expansion; 

e) support active transportation; 

f) are transit-supportive, where transit is planned, exists or may be 

developed; and 

Land use patterns within settlement areas shall also be based on a range of uses 

and opportunities for intensification and redevelopment in accordance with the 

criteria in policy 1.1.3.3, where this can be accommodated. 

1.1.3.3 Planning authorities shall identify appropriate locations and promote 

opportunities for transit-supportive development, accommodating a significant 

supply and range of housing options through intensification and redevelopment 

where this can be accommodated taking into account existing building stock or 

areas, including brownfield sites, and the availability of suitable existing or planned 

infrastructure and public service facilities required to accommodate projected 

needs. 

ANALYSIS 

The Subject Lands are located within a Settlement Area. The proposed development is 

consistent with the Settlement Area policies of the PPS by permitting appropriate and 

efficient development through intensification and in a designated growth area, a range 



1211-1237 Pettit Road - Planning Justification Report  

26 

 

and mix of housing types, the efficient use of land and resources, and the optimization of 

existing and planned municipal infrastructure. 

5.2.2 PPS Policies for Housing 

The PPS provides the following policies regarding the provision of housing: 

POLICY 

1.4.1 To provide for an appropriate range and mix of housing options and densities 

required to meet projected requirements of current and future residents of the 

regional market area, planning authorities shall: 

a) maintain at all times the ability to accommodate residential growth for a 

minimum of 15 years through residential intensification and redevelopment 

and, if necessary, lands which are designated and available for residential 

development; and 

b) maintain at all times where new development is to occur, land with 

servicing capacity sufficient to provide at least a three-year supply of 

residential units available through lands suitably zoned to facilitate 

residential intensification and redevelopment, and land in draft approved 

and registered plans. 

Upper-tier and single-tier municipalities may choose to maintain land with servicing 

capacity sufficient to provide at least a five-year supply of residential units available 

through lands suitably zoned to facilitate residential intensification and 

redevelopment, and land in draft approved and registered plans. 

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing 

options and densities to meet projected market-based and affordable housing needs 

of current and future residents of the regional market area by: 

   b) permitting and facilitating: 

1. all housing options required to meet the social, health, economic 

and well-being requirements of current and future residents, 

including special needs requirements and needs arising from 

demographic changes and employment opportunities; and 

2. all types of residential intensification, including additional 

residential units, and redevelopment in accordance with policy 

1.1.3.3; 

c) directing the development of new housing towards locations where 

appropriate levels of infrastructure and public service facilities are or will be 

available to support current and projected needs; 
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d) promoting densities for new housing which efficiently use land, resources, 

infrastructure and public service facilities, and support the use of active 

transportation and transit in areas where it exists or is to be developed; 

e) requiring transit-supportive development and prioritizing intensification, 

including potential air rights development, in proximity to transit, including 

corridors and stations; and,  

f) establishing development standards for residential intensification, 

redevelopment and new residential development which minimize the cost of 

housing and facilitate compact form, while maintaining appropriate levels of 

public health and safety. 

 

ANALYSIS 

The proposed development is consistent with the housing policies of the PPS as they 

propose to permit and facilitate development standards for residential intensification in 

area with existing municipal servicing in proximity to various community and commercial 

amenities and on-demand transit stops. The proposed development promotes efficient 

development and provides for a range of housing options in an area planned for 

residential growth.  

5.2.3 PPS Policies for Servicing 

The PPS provides the following policies regarding municipal servicing: 

POLICY 

1.6.6.2 Municipal sewage services and municipal water services are the preferred form 

of servicing for settlement areas to support protection of the environment and 

minimize potential risks to human health and safety. Within settlement areas with 

existing municipal sewage services and municipal water services, intensification 

and redevelopment shall be promoted wherever feasible to optimize the use of the 

services. 

ANALYSIS 

The proposed development will utilize existing municipal sewage and water services in 

order to optimize infrastructure. The Functional Servicing Report and Stormwater 

Management Brief prepared by UCC, dated February 2023, concludes that there is 

sufficient capacity to service the proposed development. 

5.2.4 PPS Policies for Natural Heritage 

The PPS provides the following policies regarding the preservation of natural heritage: 

POLICY 

2.1.1  Natural features and areas shall be protected for the long term.  
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2.1.2 The diversity and connectivity of natural features in an area, and the long-term 

ecological function and biodiversity of natural heritage systems, should be 

maintained, restored or, where possible, improved, recognizing linkages between 

and among natural heritage features and areas, surface water features and ground 

water features. 

ANALYSIS 

A small area along the rear portion of the Subject Lands contains natural heritage features 

as identified in the natural heritage schedules to the Niagara Official Plan and Town of 

Fort Erie Official Plan. The Environmental Impact Study (EIS) prepared by Myler 

Ecological Consulting dated May 2023 demonstrates that the natural heritage features on 

the site do not contain woodlands, Species at Risk (SAR), Significant Wildlife Habitat 

(SWH), or Provincially Significant Wetlands (PSW). The existing wetland feature at the 

southwest corner of the property is very small in area and does not form part of the PSW 

located 117 metres north of the Subject Lands. Its formation appears to be a result of 

artificial drainage topography and is not a natural occurrence in the area. The EIS 

recommends native species of mixed meadows around the proposed stormwater 

management pond and native tree species for the boulevard and amenity tree plantings, 

which will enhance the ecological function of the native species mixed meadow, 

particularly for pollinators and birds. 

Based on the foregoing, the proposal is consistent with the general policies and intent of 

the PPS as the proposed development is within an existing settlement area in an area 

planned for residential development. The proposed development provides an opportunity 

for intensification through the efficient use of land and existing municipal services and a 

range of housing types, in a manner that will not impact the ecological functioning of 

natural features in the area.  
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5.3 Growth Plan for the Greater Golden Horseshoe (2020) 

The Growth Plan for the Greater Horseshoe (2020) identifies the lands as being within 

the Urban Area. The properties to the south of Marina Drive (1211 and 1225 Pettit Road) 

are located within a Built-Up Area and the property north of Marina Drive (1237 Pettit 

Road) is located in a Designated Greenfield Area. The Growth Plan emphasizes compact 

and well-designed development and prioritizes intensification in the Built-up Areas and 

supports the achievement of complete communities that are ñcompact, transit-supportive, 

and make efficient use of investments in infrastructure and public service facilitiesò 

through site design and urban design standards. In this regard, the following applies: 

5.3.1 Growth Plan Policies for Managing Growth 

The Growth Plan provides the following policies related to managing growth: 

POLICY 

2.2.1.2 Forecasted growth to the horizon of this Plan will be allocated based on the 

following: 

  a) the vast majority of growth will be directed to settlement areas that: 

   i. have a delineated built boundary; 

ii.  have existing or planned municipal water and wastewater 

systems; and 

iii. can support the achievement of complete communities; 

c) within settlement areas, growth will be focused in:  

i. delineated built-up areas; 

ii. strategic growth areas; 

iii. locations with existing or planned transit, with a priority on higher 

order transit where it exists or is planned; and, 

iv. areas with existing or planned public service facilities;  

2.2.1.4 Applying the policies of this Plan will support the achievement of complete 

communities that: 

a) feature a diverse mix of land uses, including residential and 

employment uses, and convenient access to local stores, services, and 

public services facilities;  

 

c) provide a diverse range and mix of housing options, including additional 

residential units and affordable housing, to accommodate people at all 

stages of life, and to accommodate the needs of all household sizes and 

incomes;  
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e) provide for a more compact built form and a vibrant public realm, 

including public open spaces; 

 

ANALYSIS 

Per Policy 2.2.1.2 of the Growth Plan, the Subject Lands are located within a Settlement 

Area with existing municipal water and wastewater systems, which represents the 

preferred form of growth. Furthermore, the parcels to the south of Marina Drive are within 

the Built-Up Area, a location where growth should be focused in. The proposed 

development features a mix of housing types in order to accommodate various household 

needs and densities, contributing to a compact built form and a diverse housing stock. 

5.3.2 Growth Plan Policies for the Delineated Built-up Area 

The Growth Plan provides the following policies related to intensification within a 

delineated built-up area: 

POLICY 

2.2.2.3 All municipalities will develop a strategy to achieve the minimum intensification 

target and intensification throughout delineated built-up areas, which will: 

c) encourage intensification generally throughout the delineated builtup 

area; 

d) ensure lands are zoned and development is designed in a manner that 

supports the achievement of complete communities; 

f) be implemented through official plan policies and designations, updated 

zoning and other supporting documents. 

ANALYSIS 

Policy 2.2.2.3 (c) of the Growth Plan directs municipalities to encourage intensification 

throughout the built-up area. The Subject Lands are located within the Settlement Area, 

with a portion located within the built-up area, representing an appropriate location for 

residential intensification. Furthermore, Policy 2.2.2.3 (d) and (f) provides that municipal 

intensification targets should be supported through the appropriate official policies and 

designations and zoning. The proposed Official Plan Amendment and Zoning By-law 

Amendment seeks to permit the proposed housing types and densities, in order to support 

a complete community that provides for various housing needs and supports existing 

municipal services.   

5.3.3 Growth Plan Policies for Housing 

The Growth Plan provides the following policies related housing: 

POLICY 
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2.2.6.1 Upper-and single-tier municipalities, in consultation with lower-tier municipalities, 

the Province, and other appropriate stakeholders, will:  

a) support housing choice through the achievement of the minimum 

intensification and density targets in this Plan, as well as the other policies 

of this Plan by:  

i. identifying a diverse range and mix of housing options and 

densities, including additional residential units and affordable 

housing to meet projected needs of current and future residents;  

e) implement policy 2.2.6.1 a), b), c) and d) through official plan policies and 

designations and zoning by-laws. 

2.2.6.2 Notwithstanding policy 1.4.1 of the PPS, 2020, in implementing policy 2.2.6.1, 

municipalities will support the achievement of complete communities by: 

b) planning to achieve the minimum intensification and density targets in 

this Plan; 

c) considering the range and mix of housing options and densities of the 

existing housing stock; and  

d) planning to diversify their overall housing stock across the municipality. 

  

ANALYSIS 

The proposed development is for a plan of subdivision that contains various housing 

forms, which supports housing choice for future residents, diversifies the housing stock 

in the neighbourhood, and contributes to the local intensification and density targets within 

the Settlement Area. Furthermore, the proposed Official Plan Amendment and Zoning 

By-law Amendment is sought in order to permit these housing types and densities.  

5.3.4 Growth Plan Policies for Designated Greenfield Areas 

The Growth Plan provides the following policies related to development in a designated 

greenfield area: 

POLICY 

2.2.7.1 New development taking place in designated greenfield areas will be planned, 

designated, zoned and designed in a manner that:  

a) supports the achievement of complete communities;  

b) supports active transportation; and 

c) encourages the integration and sustained viability of transit services.  

2.2.7.2 The minimum density target applicable to the designated greenfield area of each 

upper-and single-tier municipality is as follows: 
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a) éRegions oféNiagaraéwill plan to achieve within the horizon of this 

Plan a minimum density target that is not less than 50 residents and jobs 

combined per hectare; 

2.2.7.3 The minimum density target will be measured over the entire designated 

greenfield area of each upper-or single-tier municipality, excluding the following: 

a) natural heritage features and areas, natural heritage systems and 

floodplains, provided development is prohibited in these areas; 

b) rights-of-way for: 

i. electricity transmission lines; 

ii. energy transmission pipelines; 

iii. freeways, as defined by and mapped as part of the Ontario Road 

Network; 

iv. railways 

c) employment areas; and 

  d) cemetaries 

 

ANALYSIS 

An area of 1.187 hectares of the Subject Lands (1237 Pettit Road) is within a Designated 

Greenfield Area. The draft plan of subdivision includes the parcel within the greenfield 

area and the parcels within the built-up area, proposing a subdivision layout that achieves 

a cohesive and comprehensive development with the existing neighbourhood. The 

proposed development will contribute to the achievement of a complete community in an 

area planned for active transportation connectivity and transit services per the Townôs 

Spears-High Pointe Secondary Plan.  

In order to calculate the greenfield density for the proposed subdivision and assess 

whether it meets the Regionôs minimum density target of 50 residents and jobs per 

hectare, the following equation is used: 

ὋὶὩὩὲὪὭὩὰὨ ὈὩὲίὭὸώ 
ὔόάὦὩὶ έὪ ὟὲὭὸί  ὖὩέὴὰὩ ὴὩὶ ὌέόίὩὬέὰὨ

ὖὶέὴὩὶὸώ ὛὭᾀὩ
 

The lands at 1237 Pettit Road contains the following breakdown of proposed unit types: 

3 single-detached dwellings, 6 semi-detached dwellings, and 30 townhouse dwellings.  

Niagara Region provided the following person per unit (PPU) according to different 

housing types in Fort Erie:   
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Persons Per Unit 

Single Detached Units Semi Detached Units Row Units Apartment Units 

2.4 2.2 2.0 1.7 

  

Given the Regionôs PPU rates, the density for the greenfield portion of the Subject Lands 

is 67.73 residents per hectare, as shown in the equation below.  

ὋὶὩὩὲὪὭὩὰὨ ὈὩὲίὭὸώ
σ ίὭὲὫὰὩ ὨὩὸὥὧὬὩὨςȢτ φ ίὩάὭ ὨὩὸὥὧὬὩὨςȢς σπ ὸέύὲὬέόίὩί ς

ρȢρψχ Ὤὥ
ὋὶὩὩὲὪὭὩὰὨ ὈὩὲίὭὸώφχȢχσ ὶὩίὭὨὩὲὸί ὥὲὨ Ὦέὦί ὴὩὶ ὬὩὧὸὥὶὩ

 

 

The proposed subdivision contributes to achieving the Regionôs minimum density targets 

within the greenfield area. 

5.3.5 Growth Plan Policies for Stormwater Management 

The Growth Plan provides the following policies related to stormwater management: 

POLICY 

3.2.7.2 Proposals for large-scale development proceeding by way of a secondary plan, 

plan of subdivision, vacant land plan of condominium or site plan will be supported 

by a stormwater management plan or equivalent, that: 

a) is informed by a subwatershed plan or equivalent; 

b) incorporates an integrated treatment approach to minimize stormwater 

flows and reliance on stormwater ponds, which includes appropriate low 

impact development and green infrastructure; 

c) establishes planning, design, and construction practices to minimize 

vegetation removal, grading and soil compaction, sediment erosion, and 

impervious surfaces; and 

d) aligns with the stormwater master plan or equivalent for the settlement 

area, where applicable. 

ANALYSIS 

A Stormwater Management Plan has been prepared by UCC, dated February 2023, that 

outlines how stormwater will be managed for the proposed subdivision. The Stormwater 

Management Plan consists of a stormwater management wet pond facility, a proposed 

storm sewer conveying the storm flows to the existing municipal sewer, erosion and 
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sediment control measures, and lot level vegetative stormwater management practices 

such as grassed swales and lot grading. 

Based on the foregoing, the proposed development is consistent with the policies of the 

Growth Plan. 

5.4 Niagara Official Plan (2022)  

The Niagara Official Plan provides long-term strategic policy planning framework for 

managing growth coming to Niagara. It contains objectives and policy tools for protecting 

the natural environment, archaeological resources and agricultural land, among other 

things. 

The NOP identifies 1211 and 1225 Pettit Road, south of Marina Drive, as located within 

the Delineated Built-up Area and 1237 Pettit Road, north of Marina Drive, as located 

within the Designated Greenfield Area, as per Schedule B (see Appendix A ï Niagara 

Official Plan Schedules). The rear portion of the Subject Lands are designated Other 

Wetlands as per Schedule C2. The entirety of the Subject Lands is located in an Area of 

Archaeological Potential as per Schedule K. Pettit Road is classified as a Local Road. 

Table 4 below identifies the applicable Regional Official Plan Schedules  for the Subject 

Lands. 

Table 4 ï NOP Designations of Subject Lands 

 

5.4.1 NOP Policies for Managing Growth 

The NOP provides the following policies related growth management: 

POLICY 

NO. SCHEDULE TITLE SUBJECT LAND DESIGNATION 

A Local Area Municipalities Settlement Area ï Fort Erie 

B Regional Structure 

Delineated Built-Up Area (1211 and 
1225 Pettit Road) 
Designated Greenfield Area (1237 
Pettit Road) 

C1 
Natural Environment System Overlay 
and Provincial Natural Heritage 
Systems 

Partially designated Natural 
Environment System Overlay 

C2 
Natural Environment System ï 
Individual Components and Features 

Partially designated Other Wetlands 

J1 Transportation Infrastructure Pettit Road is a Local Road 

J2 Strategic Cycling Network 
Approximately 500 metres north of 
Strategic Cycling Network 

K Areas of Archaeological Potential 
Within Areas of Archaeological 
Potential 
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2.1.1.1 Population and employment forecasts listed in Table 2-1 are the basis for land-

use planning decisions to 2051. 

2.1.1.2 Forecasts in Table 2-1 are a minimum. 

TABLE 2-1 NROP (2022) 2051 POPULATION AND EMPLOYMENT 
FORECASTS 

Municipality Population Employment 

Fort Erie 48,050 18,430 

Niagara Region 69,000 272,000 

 

2.2.1.1 Development in urban areas will integrate land use planning and infrastructure 

planning to responsibly manage forecasted growth and to support:  

a) the intensification targets in Table 2-2 and density targets outlined in this 

Plan; 

b) a compact built form, a vibrant public realm, and a mix of land uses, 

including residential uses, employment uses, recreational uses, and public 

service facilities, to support the creation of complete communities; 

c) a diverse range and mix of housing types, unit sizes, and densities to 

accommodate current and future market-based and affordable housing 

needs; 

e) built forms, land use patterns, and street configurations that minimize 

land consumption, reduce costs of municipal water and wastewater 

systems/services, and optimize investments in infrastructure to support the 

financial well-being of the Region and Local Area Municipalities; 

g) opportunities for intensification, including infill development, and the 

redevelopment of brownfields and greyfield sites; 

h) opportunities for the integration of gentle density, and a mix and range of 

housing options that considers the character of established residential 

neighbourhoods; 

j) the development of a mix of residential built forms in appropriate locations, 

such as local growth centres, to ensure compatibility with established 

residential areas; 

2.2.2.1 Within urban areas, forecasted population growth will be accommodated primarily 

through intensification in built-up areas with particular focus on the following 

locations: 

  b) areas with existing or planned public service facililities; 

c) other locations with existing or planned transit service, with a priority on 

areas with existing or planned frequent transit;  
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2.2.2.5 A Regional minimum of 60 per cent of all residential units occurring annually will 

be within built-up areas. 

2.2.2.6 Local Area Municipalities shall establish intensification targets in their official plans 

that meet or exceed the targets identified in Table 2-2. 

TABLE 2-2 NROP (2022) MINIMUM RESIDENTIAL INTESNSIFICATION 
TARGETS 2021-2051 

Municipality Units Rate 

Fort Erie 3,680 50% 

Niagara Region 62,005 60% 

 

2.2.2.23 Designated greenfield areas shall achieve a minimum density of 50 residents 

and jobs combined per hectare as measured across the entire region.  

2.2.2.24 Local official plans are required to achieve the minimum greenfield density target 

in Policy 2.2.2.23 across the entire municipality and are encouraged to exceed 

this minimum. 

2.2.2.24 Designated greenfield areas will be planned as complete communities by: 

a) ensuring that development is sequential, orderly and contiguous with 

existing built-up areas; 

c) ensuring infrastructure capacity is available; and 

d) supporting active transportation and encouraging the integration and 

sustained viability of public transit service. 

ANALYSIS 

The proposed development will contribute to the Townôs minimum intensification targets, 

provide for a compact built form with a variety of housing forms and densities to support 

housing choice for future residents, capitalize on existing municipal services, and 

introduce gentle density in a compatible manner with the existing neighbourhood. As per 

Table 2-2 in the NROP (2022), the minimum annual intensification target for the Town of 

Fort Erie is 50% for a minimum of 3,680 units from 2021 to 2051. The proposed 

subdivision will contribute to achieving this intensification target with the proposed 100 

residential units, an overall density of 26.12 units per hectare (uph), and a density of 67.73 

uph for the lands that are designated greenfield.  

In addition to this, a variety of housing forms such as single-detached dwellings, semi-

detached dwellings, and townhouse dwellings are proposed in this subdivision, which will 

contribute to a diverse housing stock in an area predominantly comprised of single-

detached dwellings. The proposed subdivision represents a compact built form and a 

comprehensive development that introduces gentle density in a compatible manner with 

the existing neighbourhood.  



1211-1237 Pettit Road - Planning Justification Report  

37 

 

The Subject Lands are located within the Built Boundary with existing municipal services 

and will make appropriate use of existing infrastructure for the proposed development. It 

is in proximity to a variety of commercial, institutional, and community uses and facilities 

south of Pettit Road along Garrison Road. Various locations along Garrison Road at Pettit 

Road are also designated pick-up locations for accessing Fort Erieôs On-Demand Transit, 

which supports alternative transportation methods for residents in the area. Furthermore, 

the proposed subdivision layout and street configuration present a land-use pattern and 

street configuration that minimizes land consumption and is an efficient development 

pattern in terms of connectivity and through traffic. A more detailed analysis of the 

proposed street network is discussed in Section 5.6.4 of this report. 

5.4.2 NOP Policies for Housing 

The NOP provides the following policies related to the development of housing: 

POLICY 

2.3.1.1 The development of a range and mix of densities, lot and unit sizes, and housing 

types, including affordable and attainable housing, will be planned for throughout 

settlement areas to meet housing needs at all stages of life. 

2.3.1.3 The forecasts in Table 2-1 will be used to maintain, at all times: 

a) the ability to accommodate residential growth for a minimum of 15 years 

through residential intensification, and lands designated and  available for 

residential development; and 

b) where new development is to occur, land with servicing capacity  to 

provide at least a three-year supply of residential units through lands 

suitably zoned to facilitate residential intensification, and  lands in draft 

approved or registered plans. 

2.3.1.4 New residential development and residential intensification are encouraged to be 

planned and designed to mitigate and adapt to the impacts of climate change by: 

 a) facilitating compact built form; 

ANALYSIS 

The proposed development will introduce various housing types to the neighbourhood, 

providing a mix of density and more housing choice. Single-detached dwellings are 

proposed along Pettit Road to respect and maintain the existing character of the 

neighbourhood, whereas semi-detached dwellings and townhouses are proposed within 

the interior of the subdivision, representing a transition and gentle increase in density. 

These housing mixes contribute to a diverse housing stock, providing future residents 

with various options to meet housing needs at different stages of life. The mix of housing 

types facilitates a range of unit sizes and compact built forms, and the utilization of 

existing municipal services and infrastructure will make an efficient use of land. 
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As previously mentioned, the Official Plan Amendment and Zoning By-law Amendment 

applications are sought in order to facilitate the proposed residential intensification. 

5.4.3 NOP Policies for Natural Environment Systems/Natural Heritage Features 

The NOP provides the following policies related to the natural environment systems and 

development and site alteration in natural heritage features and areas outside a Provincial 

natural heritage system: 

POLICY 

3.1.4.1 Changes to the limits or classification of individual features or components 

 of the natural environment system identified through Regional criteria may  be 

considered through the submission of an environmental impact study and/or 

hydrologic evaluation based on a terms of reference approved by the 

 Region, in accordance with the policies of this Plan, and in consultation with 

 the Conservation Authority as appropriate. 

3.1.4.2 If the change to the limit or classification of an individual feature or  component of 

the natural environment system identified through Regional criteria can be justified 

to the satisfaction of the Region, an amendment to this Plan shall not be required. 

Further details on the scope of the study required to support a change to the limit 

or classification of the natural environment system will be included in the Region's 

Environmental Impact Study Guidelines and/or Hydrologic Evaluation Guidelines. 

3.1.4.6 Where the limits of a feature or component of the natural environment 

 system have been refined through an approved environmental impact study, 

hydrologic evaluation, or subwatershed study, the lands that are no  longer 

included as part of the natural environment system overlay shall continue to be 

designated based on the underlying land use, unless otherwise determined 

through a Planning Act application. 

3.1.9.5.6 Where an other wetland in a settlement area has been identified, and it is 

determined that it is not regulated by the Conservation Authority:  

 a) The Region shall require that an evaluation be undertaken through an 

environmental impact study, and if required, a wetland evaluation using the 

Ontario Wetland Evaluation System, and/or hydrologic evaluation as part of 

an application for development or site alteration, or through a subwatershed 

study to determine the appropriate classification and protection or 

management of the feature. 

ANALYSIS 

The southern portion of the Subject Lands at the southwest corner are designated ñOther 

Wetlandsò in the Regionôs Official Plan. Policy 3.1.4.1 provides that the limits of the natural 

environment system may be considered through the submission of an Environmental 

Impact Study (EIS) based on a term of reference (TOR) that has been approved with the 
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Region. An EIS prepared by Myler Ecological Consulting, dated May 2023 concludes that 

the small wetland area along the southwestern corner of the Subject Lands do not qualify 

as a PSW per the Ontario Wetland Evaluation System (OWES), is not part of the existing 

PSW located 117 metres north of the Subject Lands, and appears to be a result of artificial 

drainage topography and not as a natural occurrence within the ecosystem. The EIS 

demonstrates that the small wetland area is too small to be included within the Ecological 

Land Classification (ELC) for mapping vegetation communities and does not demonstrate 

ecological importance. Therefore, its ecological function as a marginal shrub thicket 

wetland is not substantial and the ñOther Wetlandsò designation can be removed.  

5.4.4 NOP Policies for Transportation 

The NOP provides the following policies related to transportation: 

POLICY 

5.1.2.2 The expansion of public transit across the region will be supported by: 

a. prioritizing transit infrastructure investments to, from and within strategic growth 

areas to increase the viability of existing and planned transit service levels;  

b. providing public transit to areas that have achieved, or will be planned to achieve 

transit-supportive residential, commercial, institutional and employment densities;  

g. providing public transit connections within and between settlement areas; 

5.1.2.4 The provision of demand-responsive transit service will be encouraged in Local 

Area Municipalities to serve low-density areas, where feasible. 

5.1.2.5 Lands near existing or planned frequent transit service or higher order transit 

facilities, including facilities within the Greenbelt Plan that have been approved 

through a Municipal Class Environmental Assessment, and where such lands are 

located within settlement areas, will be planned to:  

a. provide transit-supportive uses that enable opportunities for improved transit 

service integration;  

b. facilitate multimodal connections that encourage a more evenly distributed 

modal share; and  

c. support active transportation. 

ANALYSIS 

The proposed subdivision is located in an area with various mobility options and will build 

on existing and proposed public transit in the neighbourhood. There are various pick-up 

locations along Garrison Road for the Town of Fort Erieôs On-Demand Transit Services 

(see Figure 2), enabling current and future residents ease of access to transit. The 

Niagara Region Bus 22 provides connections to the greater community, running from the 

Fort Erie Town Hall past the Subject Lands to the Niagara Falls Costco. Furthermore, 
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Schedule SHP-4 of the Spears-High Pointe Secondary Plan identifies a potential transit 

route that runs along Marina Drive through the northern boundary of the Subject Lands, 

with a potential transit stop located at the northwest corner of the property. These existing 

and proposed transit connections will facilitate various multi-modal connections in the 

neighbourhood and provide greater mobility options for current and future residents. The 

proposed subdivision will contribute to a greater usage and viability of public transit in the 

neighbourhood, enabling opportunities for greater transit integration and service levels.  

5.4.5 NOP Policies for Servicing 

The NOP provides the following policies related to servicing: 

POLICY 

5.2.1.5 Before consideration is given to developing new infrastructure, the Region 

 and Local Area Municipalities shall optimize the use of existing 

 infrastructure, and plan and direct growth in a manner that promotes 

 efficient use of existing services. 

5.2.2.2 Municipal water and wastewater systems/services are the required form of 

servicing for development in urban areas. 

5.2.5.4 Proposals for large-scale development proceeding by way of a secondary plan, 

plan of subdivision, vacant land plan of condominium or site plan will be supported 

by a stormwater management plan or equivalent, that: 

 a) conforms with watershed planning policies in Section 3.2; 

b) is informed by a subwatershed plan or equivalent as completed by the 

Local Area Municipality; 

c) ensures all proposals for development or redevelopment are designed 

based on an integrated treatment approach in order to address 

requirements for water quality, erosion control, flood control,  thermal 

mitigation and water budget to minimize stormwater flows and reliance on 

stormwater ponds, which includes low impact  development and green 

infrastructure, where appropriate; 

d) establishes planning, design, and construction practices to minimize 

vegetation removal, grading and soil compaction, sediment  erosion, and 

impervious surfaces; 

e) ensures stormwater management facilities are designed to support key 

features and ecological functions in the Region's natural environment 

system, where possible; and 

f) aligns with the stormwater master plan or equivalent for the settlement 

area, where applicable. 

ANALYSIS 
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There is existing servicing capacity for the subdivision through the existing municipal 

water and wastewater services. The Functional Servicing Report prepared by UCC, dated 

February 2023, outlines the required water and wastewater servicing to support the 

proposed development. There is an existing 150mm diameter PVC municipal watermain 

at the east limit of Marina Drive (north side) and an existing 150mm diameter Cast Iron 

municipal watermain on the west side of Pettit Road. A 150mm diameter watermain is 

proposed to be constructed within the site to provide both domestic and fire protection 

water supply, which will loop between Marina Drive and Pettit Road to connect both 

150mm diameter municipal watermains. The proposed single-detached dwellings fronting 

Pettit Road will have separate connections directly to the municipal 15-mm diameter 

watermain.  

Furthermore, there is an existing 200mm diameter PVC municipal sanitary sewer at the 

eastern limit of Marina Drive that conveys flows west and an existing 200mm diameter 

PVC municipal sanitary sewer on the east side of Pettit Road that conveys flows south. 

The existing Marina Drive sanitary sewer was not designed to accommodate the sanitary 

flows from the proposed development. As such, it is proposed that the development 

connect the existing Pettit Road sanitary sewer with a 200mm diameter sanitary sewer 

extended into the site. Sanitary flows from the Pettit Road sanitary sewer are conveyed 

south to Garrison Road and directed east to the Allision Avenue Pumping Station before 

ultimately outletting to the Anger Avenue Wastewater Treatment Plan. A sanitary analysis 

notes that the Alliston Avenue Pumping Station can accommodate the additional flows 

from the proposed development as long as the pumping station is upgraded, as noted in 

the Regionôs Master Servicing Plan Update.  

A Stormwater Management Plan prepared by UCC, dated February 2023 provides that a 

proposed stormwater management wet pond will provide the necessary stormwater 

controls for the development, as per Niagara Regionôs and the Townôs stormwater 

management criteria. Stormwater flows from the proposed stormwater management 

facility will discharge to a proposed storm sewer on Pettit Road, which will be directed 

south of Pettit Road before discharging to the existing Garrison Road storm sewer and 

ultimately to the Kraft Drain. Furthermore, various lot level vegetative stormwater 

management practices are proposed to enhance stormwater quality.   

5.4.6 NOP Policies for Archaeology 

The NOP provides the following policies related to the protection of archaeological 

features: 

6.4.2.6 Where a site proposed for development is located within an area of archaeological 

potential, the Local Area Municipality shall circulate the application and a Stage 1 

Archaeological Assessment by a licensed archaeologist, as well as a Stage 2 

Assessment, where required, to the Region as part of a complete application. This 

policy applies when any part of a development application falls within an area of 

archaeological potential as identified on Schedule K and will be addressed as early 

as possible in the planning process. For lands located outside a settlement area 
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boundary where site alteration or development will not affect the entire property, 

the archaeologist may consult with the Province on a property-by-property  basis 

to determine if these areas can be exempt or the assessment can be scoped. 

ANALYSIS 

The Subject Lands are located in an Area of Archaeological Potential. A Stage 1 

Archaeological Assessment has been prepared by AMICK Consultants Limited, dated 

March 2023, outlining the desktop background study that was undertaken of the Subject 

Lands. The report concludes that the study area exhibits potential to yield archaeological 

deposits of Cultural Heritage Value or Interest (CHVI) and a Stage 2 Assessment is 

recommended for the Subject Lands. A Stage 2 Archaeological Assessment is currently 

underway and will be submitted as part of this application once complete.  

Based on the foregoing, the proposed development conforms with the general intent and 

policies of the Niagara Official Plan.  
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5.5 Town of Fort Erie Official Plan  

The Town of Fort Erie Official Plan (Townôs OP) guides growth and development for the 

20-year time horizon. The Planôs goal is to encourage a reasonable balance between 

housing and employment opportunities and accommodate population growth and future 

development in an orderly and efficient land use pattern.  

The following table identifies the Town Official Plan Schedules pertaining to the Subject 

Lands: 

Table 5 ï Town OP Designations of Subject Lands 

 

5.5.1 Townôs OP Policies for Residential Designations 

The Townôs OP provides the following goals and policies related to residential 

designations: 

POLICY 

2.3.5 Goals  a) To accommodate population growth and future housing needs by 

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

price available to accommodate persons with diverse social and economic 

characteristics, and needs;   

 b) To facilitate the efficient use of community and engineering services and 

to ensure that development does not create an undue financial hardship on 

the municipality;  

4.7.1(I) New residential development within the urban area should proceed in an orderly 

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

Infrastructure should not be extended through unplanned areas and residential 

development should be able to integrate with existing planned or developed areas. 

 a) To minimize land consumption higher residential densities are 

encouraged. Neighbourhood Plans may contain an overall gross density 

and a minimum net residential density for development; and 

NO. SCHEDULE TITLE SUBJECT LAND DESIGNATION 

A Land Use Plan Low-Density Residential 

A1 Neighbourhoods High-Pointe 

A2 Official Plan Amendment Areas  
OPA No. 8: Spears-High Pointe 
Secondary Plan 

C Natural Heritage Features 
Partially Designated Woodlands over 2 
Hectares 

D 
Cultural Heritage Archaeological 
Zones of Potential 

Archaeological Potential 

E Transportation Plan Pettit Road is a Municipal Road 
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 b) In urban areas the overall neighbourhood housing mix in established 

residential areas shall contain at least: Low Density 80%, Medium Density 

10%, and High Density 10%. Alternatively, within greenfield and significant 

redevelopment areas the housing mix shall contain at least Low Density 

70%, Medium Density 15%, and High Density 15%. 

4.7.1(II) To meet the future needs for housing the Town will attempt to maintain a suitable 

supply of lands for new residential development and intensification. Future growth 

requirements will be determined through discussions and consultation with the 

Region and included by Amendment to the Official Plan. 

4.7.1(III) Residential intensification, infill development and redevelopment shall be 

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

4.7.1(IV) In urban areas, housing forms and densities that are designed to be affordable 

to moderate- and lower-income households shall be provided in accordance with 

the Urban Form and Housing Section of this Plan. 

ANALYSIS 

Per Section 2.3.5 (a) and (b), the Townôs Official Plan directs that a full range of housing 

choices should be provided to accommodate diverse population needs, as well as to 

ensure efficient use of municipal services for proposed developments. The proposed 

subdivision achieves these residential goals by providing for a mix of housing forms that 

cater to different household needs in an area with existing municipal services. The 

proposed housing forms are compatible with the existing neighbourhood, representing a 

proper integration with the surrounding built forms that maintains the low-density 

character along Pettit Road while introducing gentle intensification in the interior of the 

subdivision. This achieves a greater residential density that is sensitive to existing built 

forms. 

5.5.2 Townôs OP Policies for Housing and Built Form 

The Townôs OP provides the following goals and policies related to housing and built form: 

POLICY 

5.5 (II) A Neighbourhood Plan is a general guide for the development and redevelopment 

of a neighbourhood or part thereof. It reflects Councilôs intention regarding the 

ultimate development of the neighbourhood and implements the policies of the 

Official Plan in more detail at the neighbourhood level. Neighbourhoods identified 

for planning in the Town are denoted in Schedule ñA1ò of this Plan. 

5.5.2(I) New residential development should be sensitively designed to complement the 

existing character of the area, but not required to replicate the existing 

neighbourhood. 
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5.5.2(II) Redevelopment of existing neighbourhoods will be addressed by providing 

flexibility in land use and compact, efficient urban form such as alternative lotting 

patterns and housing types, as well as a mix of uses; 

5.5.2(III) Neighbourhood Plans will ensure that housing is provided in a manner that 

implements and addresses Provincial policies by: 

 a) Providing opportunities for the development of a range of housing 

choices in terms of type, tenure, size and affordability; 

 b) Encouraging residential intensification and redevelopment; 

5.6.1(I) A distinct character for each neighbourhood will be established through the road 

pattern, building height and massing, streetscape elements, preservation and 

incorporation of heritage features and buildings, and prominent placement of 

institutional and open space uses. 

5.6.1(II) Road and lotting patterns will respect the established development patterns and 

heritage resources of each community and where possible facilitate active 

transportation. 

5.6.1(III) Residential development will be planned to preserve privacy, comfort, and 

amenity spaces while providing easy and safe pedestrian and cycling movement 

to commercial and community facilities. 

5.6.1(IV) Proposed development patterns will encourage open space connections that 

link public parks and community facilities through the use of pedestrian and 

cycling walkways, trails, and other such connections.  

ANALYSIS 

The existing neighbourhood consists of low- and medium-density development, 

comprised of single-detached dwellings along Pettit Road, and single-detached dwellings 

and townhouses in the neighbouring subdivision west of the Subject Lands. The 

subdivision proposes a mix of low-density and medium-density housing. Single-detached 

dwellings are proposed along Pettit Road, which is consistent with the existing character 

in the neighbourhood. Semi-detached dwellings and townhouses are proposed within the 

interior of the subdivision, representing gentle intensification that increases density in a 

sensitive manner while retaining a low-rise built form. The proposed road network and 

lotting patterns are consistent with the High-Pointe Subdivision to the west and the Spears 

Garden Subdivision to the east. Sidewalks are proposed throughout the subdivision, 

connecting to the existing sidewalks on Marina Drive from the High-Pointe Subdivision to 

the west, and encouraging connectivity, walkability, and active transportation throughout 

the area. The policies of the Spears-High Pointe Secondary Plan are discussed later on 

in Section 5.6 of this report. 
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5.5.3 Townôs OP Policies for Archaeology 

The Townôs OP provides the following policies for the preservation of archaeological 

features: 

POLICY 

11.4(I) As a condition of the development of land within the Town of Fort Erie, the 

Regional Municipality of Niagara as the delegated authority in consultation with 

the Municipal Museum and Cultural Heritage Committee may require that an 

archaeological resource assessment be undertaken, for the purposes of 

determining whether prehistoric or historic archaeological resources exist on site 

and determining an appropriate course of action should these resources be 

found, should any portion of the subject property fall within a zone of 

archaeological potential as shown on Schedule ñDò or Zone of Sensitivity as 

shown on Schedule ñD1ò to this Official Plan or where an archaeological  site has 

been previously registered on the property. 

11.4(II) Proponents will be encouraged to complete the necessary assessment and/or 

site mitigations prior to submitting their planning application. Where this is not 

possible the following Archaeological Condition will be included as part of any 

approval: 

 a) The proponent shall carry out an archaeological assessment and 

mitigate, through preservation or resource removal and documentation, 

adverse impacts to any significant archaeological resources found; 

 b) No demolition, grading or other soil disturbances shall take place on the 

subject property prior to the Town, the approval authority being the Regional 

Municipality of Niagara and the Ministry of Tourism and Culture confirming 

that all archaeological resources  concerns have met licensing and 

resource conservation requirements; and 

 c) Where significant archaeological resources must be preserved on site, 

only development and site alteration, which maintains the heritage integrity 

of the site may be permitted. 

11.4(III) The property will be assessed by a consultant archaeologist, licensed by the 

Ministry of Tourism and Culture under the provisions of the Ontario Heritage Act 

(R.S.O. 1990); and any significant site found will be properly mitigated (avoided 

or excavated), prior to the initiation of construction, servicing, landscaping or 

other land disturbances.  

ANALYSIS 

The Subject Lands are located within an Area of Archaeological Potential, as per 

Schedule D of the Townôs Official Plan. A Stage 1 Archaeological Assessment has been 

prepared by AMICK Consultants Limited, dated March 2023, outlining the desktop 
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background study that was undertaken of the Subject Lands. The report concludes that 

the study area exhibits potential to yield archaeological deposits of Cultural Heritage 

Value or Interest (CHVI) and a Stage 2 Assessment is recommended for the Subject 

Lands. A Stage 2 Archaeological Assessment is currently underway and will be submitted 

as part of this application once complete. 

5.5.4 Townôs OP Policies for General Natural Heritage, Environmental Conservation, 

Woodlands, etc.  

The Townôs OP provides the following policies for general natural heritage, environmental 

conservation areas, woodlands, thickets, and meadowlands: 

POLICY 

8.1 (X) Where a site specific development/redevelopment proposal, requiring an 

Official Plan amendment, a Zoning By-law amendment, a plan of 

subdivision, a consent, minor variance, a site plan control agreement, or an 

approval under a site alteration by law may impact an Environmental 

Protection Area or certain  Environmental Conservation Areas identified on 

Schedule ñAò or Fish Habitat identified on Schedule ñC1ò and as outlined in 

greater detail by the policies of this Plan, the proponent will be required to 

prepare an Environmental Impact Study  (EIS). The EIS shall be submitted 

with the application. 

8.1 (XII) An Environmental Impact Study shall be carried out by professionals 

qualified in the field of environmental sciences and acceptable to the Town, 

Regional Municipality of Niagara, the Niagara Peninsula Conservation 

Authority, and the Ministry of Natural Resources, if necessary. 

8.1 (XIII) Pre consultation with the Town, Niagara Peninsula Conservation Authority 

and Region is important for consultants in developing the Terms of 

Reference for Environmental Impact Studies (EIS). The Townôs Natural 

Areas Inventories contain important information that can assist in 

formulating the Terms of Reference. Prior to commencement of the Study, 

a Terms of Reference, prepared by the applicantôs consultant, shall be 

developed in consultation with the said agencies as required. 

8.1 (XXII) Where development or site alteration is approved in, or adjacent to, a 

natural feature new lots thus created shall not extend into either the area to 

be retained in a natural state or the buffer zone identified through an 

Environmental Impact Study. The lands to be retained in a natural state and 

the adjacent buffer zone shall be maintained as a single block and zoned to 

protect their natural features and ecological functions. The transfer of these 

lands to the Town, the Conservation Authority or another appropriate public 

or private conservation organization shall be encouraged. It should not be 

assumed that these lands will be accepted by the Town as parkland 
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dedication, however. Additional methods of protecting these lands such as 

conservation easements will be considered. 

8.3 (I) Areas designated as Environmental Conservation include Locally 

Significant Natural Areas, Locally Significant Wetlands, Woodlands, in 

some cases Valleylands, Meadows, and Rehabilitation Areas, which 

include corridor and linkages. The Environmental Conservation 

designations are intended to conserve natural habitat as well as to 

complement land use designations set out on the General Land Use Plan 

in Schedule ñAò. 

8.3 (II) The General Land Use Plan designations shown underneath the 

Environmental Conservation Overlay designation shown on Schedule ñAò 

identify the primary permitted land use, however development will only be 

permitted in these areas in compliance with the more detailed 

Environmental Conservation Area policies of this Plan. 

8.3 (III) Environmental Conservation area designations will be identified in the 

Zoning Bylaw with the use of zones that limit the permitted uses to existing 

uses, conservation uses, flood and erosion control, fish, forestry and wildlife 

management, as well as passive recreational pursuits, unless an 

Environmental Impact Study (EIS) justifies a proposed development in 

accordance with the policies of this Plan. The Region and Conservation 

Authority shall be consulted with respect to the review of an EIS and 

removal of any Zone Provisions related to natural heritage matters.  

8.3 (V) The intent of the Environmental Conservation Areas policies is to create a 

balance between conservation and development that effectively uses land 

resources while protecting important natural features and ecological 

functions for future generations. Upon the submission of a development 

proposal, the degree of protection and conservation afforded to the natural 

features and ecological functions of these areas in large part depends on 

the areaôs classification as further identified by the policies of this Section. 

8.3 (VIII) The boundaries of an Environmental Conservation Area may be refined 

through an Environmental Impact Study or Environmental planning study. 

Where Watershed or Environmental Planning Studies, Environmental 

Impact Studies, or other studies prepared to the satisfaction of the Region 

and the Town have concluded that significant changes should be made to 

the mapping or classification of a natural area Schedules ñAò and ñCò shall 

be updated through the 5 year review of this Plan or by site-specific 

amendment. 

8.3.3 (I) Woodlands, thickets and meadowlands that are situated within valley lands 

and stream corridors are subject to the policies of Section 8.3.5 of this Plan. 

Woodlands thickets and meadowlands that are shown as Significant 
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Natural Areas by Schedule ñCò are subject to the policies of Subsection 

8.3.1. 

8.3.3 (II) Notwithstanding Policy 8.3.3.1 development and site alteration within these 

areas also will be subject to an Environmental Impact Study that ensures 

that there will be some retention of the important features and functions 

identified by the Townôs Natural Areas Inventory. 

ANALYSIS 

The southwest portion of the Subject Lands are designated Woodlands over 2 Hectares. 

An Environmental Impact Study (EIS) prepared by Myler Ecological Consulting, dated 

May 2023 confirmed that there is no presence of woodlands and Locally Significant 

Natural Areas (LSNA). The EIS notes that the OPôs mapping of the Subject Lands as 

ñWoodlands over 2 Hectaresò is inaccurate and recommends that the EC overlay be 

removed from the Subject Lands, 1199 Pettit Road, and the adjacent disturbed lands to 

the south. Furthermore, the sole natural heritage constraint on the Subject Lands is a 

0.15 hectare wetland and cultural thicket area in the southwest corner of the Subject 

Lands, which is neither a PSW or a locally significant wetland and would not be 

considered to be a part of the existing PSW 117 metres north of the Subject Lands. 

Therefore, the EPA and ECA overlay also does not apply and can be removed 

accordingly.  

5.5.5 Townôs OP General Servicing Policies   

The Townôs OP provides the following general servicing polices: 

POLICY 

12.1 (I) All development applications will be evaluated to determine whether the water, 

wastewater and storm water services are or will be capable of supporting the 

proposed development at acceptable levels of service as generally described in 

the Townôs and Regionôs Master Servicing Plans.  

12.1 (II) Proposed plans of subdivision shall not be granted draft plan approval unless 

adequate services exist or are planned for within the time frame of draft approval 

(3 years).   

12.1 (III) All lands within the urban areas are to be serviced by municipal sanitary and 

water services. Existing private services within an urban area are permitted to 

continue until such time as municipal services are available. 

 

ANALYSIS 

The proposed development will utilize existing municipal services for the subdivision. A 

Functional Servicing Report and Stormwater Management Report has been prepared by 

UCC, dated February 2023, demonstrating that there is existing servicing capacity for the 

proposed subdivision.  A 150mm diameter watermain is proposed to be constructed within 
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the site to provide both domestic and fire protection water supply, which will loop between 

Marina Drive and Pettit Road to connect both existing 150mm diameter municipal 

watermains. The proposed single-detached dwellings fronting Pettit Road will have 

separate connections directly to the municipal 15-mm diameter watermain.  

Furthermore, it is proposed that the development connect the existing Pettit Road sanitary 

sewer with a 200mm diameter sanitary sewer extended into the site. Sanitary flows will 

then be conveyed south to Garrison Road and directed east to the Allision Avenue 

Pumping Station before ultimately outletting to the Anger Avenue Wastewater Treatment 

Plan. A sanitary analysis notes that the Alliston Avenue Pumping Station can 

accommodate the additional flows from the proposed development as long as the 

pumping station is upgraded, as noted in the Regionôs Master Servicing Plan Update.  

A proposed stormwater management wet pond will provide the necessary stormwater 

controls for the development, as per Niagara Regionôs and the Townôs stormwater 

management criteria. Stormwater flows from the proposed stormwater management 

facility will discharge to a proposed storm sewer on Pettit Road, which will be directed 

south of Pettit Road before discharging to the existing Garrison Road storm sewer and 

ultimately to the Kraft Drain. Furthermore, various lot level vegetative stormwater 

management practices are proposed to enhance stormwater quality.   

5.5.6 Townôs OP Policies for Roads  

The Townôs OP provides the following policies for roads classifications, specifics, and 

road widenings: 

POLICY 

12.7.1 (III) Collector Roads ï Town and Regional 

a) Collector Roads which are mainly under the Townôs jurisdiction, are 

designed to carry moderate volumes of inter-neighbourhood and inter-

district traffic and to function as links between Arterials or Provincial 

Highways and Local Roads. Intersections are at grade.  Direct access from 

abutting properties is normally permitted unless deemed undesirable.  

12.7.3 (III) For Collector Roads 

a) The right-of-way width will generally vary from 20 to a maximum of 26.2 

metres; except for those under Regional jurisdiction which shall be 

determined by the Region;  

b) Direct access from abutting properties will be permitted where such will 

not create a traffic hazard; and   

c) Intersections shall be spaced to provide optimum traffic movement, taking 

into account safety devices such as traffic signals and the objective of 

discouraging unnecessary through traffic onto Local Roads. 
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12.7.4 (IV) Notwithstanding the provisions of Subsection 12.7.3, the designated right-of-

way widths of specific roads are as follows: 

 Town Collector Roads 

 Pettit Road from Gilmore Road to Garrison Road: 23 metres road allowance 

(preferred width in metres) 

ANALYSIS 

Pettit Road is a Collector Road, which is intended to carry moderate volumes of inter-

neighbourhood and inter-district traffic. Five single-detached units front onto Pettit Road, 

consistent with the existing dwellings in the neighbourhood.  

The proposed road network will consist of an extension of Marina Drive, a Collector Road 

per Schedule SHP-3 of the Townôs Spears-High Pointe Secondary Plan (see Appendix 

C), and the construction of Street B, a proposed Collector Road, running parallel to Marina 

Drive and connecting east to Pettit Road and through to the existing Bright Avenue. The 

Draft Plan also shows a future south connection to Rockwood Drive. These roads will be 

20 metres wide and are intended to support moderate volumes of inter-neighbourhood 

and inter-district traffic through to Pettit Road. The proposed road network extends 

directly to Pettit Road, which supports the intended purpose of the Townôs Collector 

Roads in directing neighbourhood traffic flow and functioning as links to higher orders of 

transportation. Furthermore, a Transportation Impact Study (TIS) prepared by JD 

Northcote Engineering Inc., dated March 16th, 2023, assessed the impact of traffic from 

the proposed development on adjacent roadways and concluded that the proposed 

development will not cause any operational issues or add significant delays or congestion 

to the local roadway network. 

5.5.7 Townôs OP Policies for Subdivision Control  

The Townôs OP provides the following policies for subdivision control: 

POLICIES 

13.5 (I) The Subdivision Plan approval process and Subdivision Agreements pursuant to 

the Planning Act, 1990, will be used by Council to ensure that the policies and 

land uses of the Official Plan and Secondary Plan are complied with and that a 

high standard of design is maintained in new development areas.    

13.5 (II) Council will only recommend approval for those Plans of Subdivision which 

conform with the following criteria:   

a) The Plan of Subdivision conforms with the policies of this Plan;   

b) Adequate servicing such as water supply, sewage disposal facilities, 

storm water drainage, solid waste collection and disposal, roads, pedestrian 

facilities and fire and police protection can be provided;   
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c) Adequate servicing such as water supply, sewage disposal facilities, 

storm water drainage, solid waste collection and disposal, roads, pedestrian 

facilities and fire and police protection can be provided; and,  

d) The Plan of Subdivision is not deemed to be premature, and it is 

considered necessary in the public interest. 

ANALYSIS 

The proposed subdivision conforms with the policies of the Official Plan as it is a 

development in an area designated for residential use, with a mix of housing forms that 

are compatible with the low-density nature of the neighbourhood, introducing gentle 

intensification while providing for a mix of housing choices. Furthermore, per the 

Functional Servicing Report and Stormwater Management Plan prepared by UCC dated 

February 2023, there is adequate water, wastewater, and stormwater servicing capacity 

to support the proposed subdivision. The Plan of Subdivision is a logical extension of the 

existing subdivision to the west of Marina Drive and is compatible with the existing 

residential neighbourhood and will provide a range of housing options for the Town.  

Given the foregoing, the proposed development conforms with the policies of the Townôs 

Official Plan, subject to the proposed amendment to the Spears-High Pointe Secondary 

Plan. 

5.6 Spears-High Pointe Secondary Plan (SHPSP) 

The Subject Lands are in the Spears-High Pointe- neighbourhood and are designated 

Low-Density with a partial Environmental Conservation Area (ECA) overlay. The following 

table identifies the Spears-High Pointe Secondary Plan Schedules relating to the Subject 

Lands: 

Table 6 ï Spears-High Pointe Secondary Plan Designations of Subject Lands 

 

NO. SCHEDULE TITLE SUBJECT LAND DESIGNATION 

SHP-1 Built Boundary 
Built-up Area (1211 and 1225 Pettit Road) 
Greenfield (1237 Pettit Road) 

SHP-2 Land Use Plan 
Low-Density; Partially Environmental 
Conservation Area (Overlay) 

SHP-3 
Open Space and Natural 
Heritage Plan 

Partially Environmental Conservation Area 
(Overlay) 

SHP-4 Transportation Systems Plan 

Pettit Road is an existing Collector Road 
Marina Drive is a Conceptual Collector Road 
Pettit Road and Marina Drive are designated 
Potential Bike Lane and Potential Trailway 
(Enhanced Boulevard) 
Potential Transit Stop at intersection of Pettit 
Road and Marina Drive 
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5.6.1 SHPSP Objectives 

The SHPSP provides the following objectives: 

POLICY 

4.17.4 The main objectives of the Spears-High Pointe Secondary Plan are to:  

a) Provide a diversity of suitable housing choices that are coordinated with 

land use designations and densities that provide for suitable transition and 

gradation; 

c) Encourage land assembly that would result in more efficient and effective 

design; 

d) Encourage development forms which are compact, to utilize urban land 

and services efficiently 

o) The Spears-High Pointe Neighbourhood shall be promoted for 

predominantly new housing development that will provide choice in housing 

opportunities that meet with demographic and socio-economic needs of the 

Town. A full spectrum of built form and tenure must be provided if age-in-

place practice is to be realized; and   

p) New housing development will be integrated with existing built up areas, 

open spaces and natural heritage features. Previously approved subdivision 

plans will be acknowledged within the neighbourhood planning context and 

developers of these plans shall be encouraged to work with the municipality 

in achieving the objectives stated herein. 

ANALYSIS 

Objective o) of the Spears-High Pointe Secondary Plan notes that the neighbourhood 

should be promoted for predominantly residential housing development and encourages 

a full spectrum of built forms and tenures. The proposed subdivision is situated in a 

predominantly residential area and is a logical addition to the neighbourhood, 

representing an extension of the current subdivision to the west. Furthermore, the 

proposed subdivision proposes a variety of housing forms to promote housing choice that 

is compatible with the existing built forms in the neighbourhood. The proposed housing 

types consist of single-detached dwellings, semi-detached dwellings, and townhouses. 

The single-detached dwellings fronting onto Pettit Road is consistent with the existing 

single-detached dwellings along Pettit, which provide a suitable transition to the semi-

detached and townhouses in the interior of the subdivision. This housing mix achieves a 

compact development that utilizes existing municipal services. The proposed 

development is comprised of three existing parcels, which represents an efficient and 

effective subdivision design. 
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5.6.2 SHPSP Policies for Medium Density Residential Designations 

The SHPSP provides the following goals and policies related to development in a Medium 

Density Residential designation: 

POLICY 

4.17.7 a) The lands designated on the Schedule ñSHP-2ò as ñMedium Density 

Residentialò shall be reserved for multiple-unit structures (townhomes and 

apartment dwellings), and their accessory uses, and shall generally be governed 

by the Residential policies of Section 4.7 unless otherwise defined under this 

section;   

b) An overall target of approximately 20% Medium Density residential yield shall 

be anticipated within the Neighbourhood;   

c) Schedule ñSHP-2ò provides for approximately 364 new Medium Density units. 

The Plan Area is currently void of existing multiple unit density so clear direction 

for higher densities is providing for such development for the first time within the 

Plan Area consistent with growth management strategies of the Town, Region and 

Province;   

d) The planned density for the Medium Density residential designation shall 

provide for a range between 16 to 50 units per net hectare;   

e) The planned density for the Medium Density residential designation shall 

provide for a range between 16 to 50 units per net hectare; 

 a) immediately adjacent to Garrison Road;   

 b) along collector roads within the Plan Area; 

 c) in close proximity to Parks, Open Space or Environmental Areas; 

g) It is anticipated that the majority of the Medium Density unit yield will be in the 

form of ground-based dwellings such as street or block townhouse development; 

however low-rise apartment dwellings with a maximum height of 3 storeys should 

also be considered in areas adjacent or in close proximity to Garrison Road. The 

Town may request such consideration in effort to meet with a diversified form and 

stock of housing choice;   

 h) Areas of Medium Density designation may be impacted by the Environmental 

Conservation overlay defined and described under policy 4.17.14 of this Plan. 

Development, redevelopment or expansion to existing use may require further 

study prior to any approval being considered or granted in accordance with Section 

8 of the Official Plan; 

ANALYSIS 
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The proposed development consists of a subdivision with a net density of 26 units per 

hectare, containing a mix of single-detached dwellings, semi-detached dwellings, and 

townhouse dwellings. A site-specific Official Plan Amendment is sought to redesignate 

the Subject Lands to a Medium Density Residential designation on Schedule SHP-2, and 

notwithstanding Policy 4.17.7(a), to permit single-detached and semi-detached dwellings 

in the Medium-Density Residential designation. The proposed development will 

contribute to the residential yield in the area and the Townôs planned housing and 

intensification targets. The proposed density is within the identified range per Policy 

4.17.7(d).  

Furthermore, per Policy 4.17.7(e), the Subject Lands are located along Pettit Road, a 

collector road, and is in proximity to the future park at 1447 Sharon Drive, which meets 

the criteria for permitting a Medium Density development and is in keeping with the 

proposed Medium Density Residential designation. Lastly, an Environmental Impact 

Study (EIS) has been prepared by Myler Ecological Consulting, dated May 2023, which 

concludes that there is no presence of woodlands, locally significant natural areas, or 

PSW on the Subject Lands and therefore recommends the removal of the EC overlay on 

the Subject Lands, 1199 Pettit Road, and the adjacent lands further south. Given this, the 

proposed density and housing types are appropriate for the development. 

5.6.3 SHPSP Policies for Environmental Conservation and Woodlands 

The SHPSP provides the following policies related to environmental conservation and 

woodlands: 

POLICY 

4.17.14.1 c) Policies of Section 8 shall apply to natural heritage resources within the 

Spears-High Pointe Secondary Plan Area. However, there are unique 

circumstances that need to be recognized as a result of existing conditions. 

There are a number of existing residential dwellings, an existing school 

(Garrison Road P.S.) and existing Draft Approved Plans of Subdivision, all of 

which pre-date locally significant wetland identification and implementation into 

the Townôs Official Plan. In light of these existing conditions, exceptions will be 

afforded respecting continued or approved use of select areas of buffer shown 

on Schedule ñSHP-3ò. 

 d) The Spears-High Pointe Secondary Plan contains Environmental 

Conservation Areas, all of which are shown as an overlay designation on 

Schedule SHP-2 and further defined on Schedule SHP-3. The Environmental 

Conservation Areas may comprise any of the following components:  

 a) Locally Significant Wetlands (LSW); and,  

 b) Associated Buffer Area (typically 30m) adjacent to the LSW; 

4.17.14.4 a) Woodland features are found scattered throughout the Plan Area with some 

being associated with the LSWôs and others not. The woodlands are identified 



1211-1237 Pettit Road - Planning Justification Report  

56 

 

as part of the Environmental Conservation Overlay designation with an 

underlying primary land use identified therein;   

 b) Development within the Woodlands, outside of LSWôs and associated 

Buffers, may require an EIS be prepared to the satisfaction of the Town, in 

accordance with Section 8 of this Plan and in consultation with the NPCA;   

 c) The Town in consultation with the Region and NPCA will pursue the 

establishment of waiving and scoping requirements and procedures for an EIS 

to simplify the approval process while allowing development that safeguards 

the natural environment; and   

  

ANALYSIS 

A portion of the Subject Lands towards the rear of the property is designated 

Environmental Conservation (EC) overlay. An EIS prepared by Myler Ecological 

Consulting, with the scope developed in consultation with the Region and the NPCA, 

reviewed the potential for wetlands located along the southern portion of the property. 

The results of the EIS determined that there is no presence of woodlands, LSNA, or PSWs 

on the Subject Lands and recommends the removal of the EC overlay. Native species of 

mixed meadow are recommended around the proposed stormwater management pond, 

along with native tree species for boulevard and amenity tree plantings.  

5.6.4 SHPSP Policies for Roads 

The SHPSP provides the following policies for roads networks: 

POLICY 

4.17.16.1 a) The development of the road network in the Spears-High Pointe Secondary 

Plan shall generally be in accordance with Section 12.7 of the Town Official 

Plan. 

 d) New roads shown on Schedule ñSHP4ò are ñconceptualò and their 

introduction or final location shall be determined through subsequent 

development applications. 

 e) In addition to the existing collector roads within the Plan Area (Bertie Street, 

Pettit Road and Spears Avenue) and the arterial regional road (Garrison Road) 

along the Planôs southern boundary, the Town desires to establish a mid block 

east-west neighbourhood collector road capable of providing a continuous 

internal traffic route through to either end of the Plan Area, without the need to 

access Garrison Road. Seymour Avenue represents the only possibility to 

achieve this goal and as such, the Town shall seek to provide for its extension 

in this role. 

ANALYSIS 
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Please refer to Section 5.5.6 of the PJR for policy analysis of Section 12.7 of the Townôs 

Official Plan. 

The proposed road network accommodates the planned east-west collector road network, 

which is the extension of Marina Drive from the West, connecting to John Bright Avenue 

at Pettit Road, which then extends as Seymour Avenue, ultimately connecting to Spears 

Road.  

Schedule SHP-3 of the Spears-High Pointe Secondary Plan also (see Appendix C) 

shows three local north-south connections through the Subject Lands, from the east-west 

collector road at the north (Marina Drive/John Bright Avenue/Seymour Avenue) to 

Nathaniel Drive at the south. Plato Drive is an existing north-south connection 

immediately west of the Subject Lands. The proposed draft plan plans for one central 

southerly connection to Nathaniel Drive (extension of Rockwood Drive) and two 

connections via the proposed Street B loop. . It is anticipated that the existing and planned 

north-south connections will be sufficient to efficiently accommodate residential traffic 

from Marina Drive to Nathaniel Drive.   

The proposed road network satisfies Policy 4.17.16.1 (d) which describes new roads on 

Schedule SHP4 as ñconceptualò and the intent of Policy 4.17.16.1(e) in establishing a 

mid-block east-west connection to provide internal traffic extending from Marina Drive to 

Seymour Avenue. Further, Policy 5.5 (II) of the Official Plan states that the Secondary 

Plan is a general guide for development, representing Councilôs intention for development 

in the neighbourhood and to implement the OP policies in more detail. Furthermore, this 

road network represents an efficient configuration that reduces impervious asphalt 

surfaces and provides direct connections from residential dwellings to the neighbouring 

subdivision and Pettit Road.   

A Transportation Impact Study (TIS), prepared by JD Northcote Engineering Inc., 

evaluates the proposed road connection and sight distances and concludes the proposed 

location of Street B access onto Pettit Road is considered appropriate, with no issues for 

the sight distance between the proposed Street B and the driveway connections onto 

Pettit Road.  

5.6.5 SHPSP Policies for Active Transportation 

The SHPSP provides the following policies related to active transportation: 

POLICY 

4.17.16.2 e) Applications for development will be required to demonstrate how plans 

integrate and provide for the necessary infrastructure to facilitate active 

transportation in relation to adjoining uses, and how it contributes to the overall 

network for active pedestrian movement illustrated on Schedule ñSHP-4ò. 

 f) At a minimum, all new or reconstructed roads within the Plan Area shall 

provide for a sidewalk on at least one side of the roadway where financially 

feasible. 



1211-1237 Pettit Road - Planning Justification Report  

58 

 

 h) Collector roads within the Plan Area shall be planned to provide for 

sidewalks on both sides. Council may consider single side locations in part or 

in whole following departmental review and recommendation. 

ANALYSIS 

The proposed development will feature sidewalks that connect Marina Drive to Pettit 

Road, and will be consistent with sidewalk construction in High Pointe Subdivision to the 

west, on one side of the street. This will facilitate pedestrian movement throughout the 

site with direct access to Pettit Road and through High Pointe Subdivision. Detailed 

streetscape design will be addressed as a condition of Draft Plan of Subdivision Approval. 

With respect to bike lanes, the Town has not implemented the vision of bike lanes on 

Marina Drive and Green Acres Drive to date, through the newly built High Pointe 

Subdivision. However, the Town may wish to do so in the future, to implement the 

Secondary Plan. 

5.6.6 SHPSP Policies for Public Transit 

The SHPSP provides the following policies related to public transit: 

POLICY 

4.17.16.3 c) A transit route schematic is illustrated on Schedule ñSHP-4ò, along with 

potential transit stops. Applications for development shall have regard for long 

term transit service needs, which may include consideration of driveway 

locations in proximity to potential stop locations. Actual location and 

infrastructure requirements for transit stops will be reviewed on an application-

by-application basis. Developers may be required to provide or assist in 

providing infrastructure requirements to accommodate transit or future transit.   

ANALYSIS 

The proposed development is located along a potential transit route and borders a 

potential transit stop at the northeast corner of the property, per Schedule SHP-4 of the 

Secondary Plan. The extension of Marina Drive pays regard to the potential transit 

facilities identified on the Schedule and serves as part of the potential transit route along 

Marina Drive to Pettit Road. Furthermore, the proposed development is compatible with 

the potential transit facilities identified on Schedule SHP-4 as its location along a transit 

route and proximity to a transit stop offers future residents ease of access to transit, 

supports transit ridership, and encourages active transportation.  

5.6.7 SHPSP Policies for Municipal Services 

The SHPSP provides the following policies related to municipal services: 

POLICY 

4.17.19 a) Municipal servicing shall be consistent with the policies of Section 12 of the 

Townôs Official Plan. 
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d) All new development shall require approval of a storm water management plans 

and/or drainage plans from the relevant approval authority to ensure storm water 

is effectively and properly managed to mitigate or alleviate flooding of adjacent and 

downstream properties during storm events. 

f) Existing municipal water supply is available to service the Plan Area. All phasing 

or staging of development shall be encouraged to loop watermains wherever 

opportunity exists to do so.   

ANALYSIS 

There is existing servicing capacity for the subdivision through the existing municipal 

water and wastewater services. The Functional Servicing Report prepared by UCC, dated 

February 2023, outlines the required water and wastewater servicing to support the 

proposed development. There is an existing 150mm diameter PVC municipal watermain 

at the east limit of Marina Drive (north side) and an existing 150mm diameter Cast Iron 

municipal watermain on the west side of Pettit Road. A 150mm diameter watermain is 

proposed to be constructed within the site to provide both domestic and fire protection 

water supply, which will loop between Marina Drive and Pettit Road to connect both 

150mm diameter municipal watermains. The proposed single-detached dwellings fronting 

Pettit Road will have separate connections directly to the municipal 15-mm diameter 

watermain.  

Furthermore, there is an existing 200mm diameter PVC municipal sanitary sewer at the 

eastern limit of Marina Drive that conveys flows west and an existing 200mm diameter 

PVC municipal sanitary sewer on the east side of Pettit Road that conveys flows south. 

The existing Marina Drive sanitary sewer was not designed to accommodate the sanitary 

flows from the proposed development. As such, it is proposed that the development 

connect the existing Pettit Road sanitary sewer with a 200mm diameter sanitary sewer 

extended into the site. Sanitary flows from the Pettit Road sanitary sewer are conveyed 

south to Garrison Road and directed ease to the Allision Avenue Pumping Station before 

ultimately outletting to the Anger Avenue Wastewater Treatment Plan. A sanitary analysis 

notes that the Alliston Avenue Pumping Station can accommodate the additional flows 

from the proposed development as long as the pumping station is upgraded, as noted in 

the Regionôs Master Servicing Plan Update.  

A Stormwater Management Plan has been prepared by UCC, dated February 2023 

provides that a proposed stormwater management wet pond will provide the necessary 

stormwater controls for the development, as per Niagara Regionôs and the Townôs 

stormwater management criteria. Stormwater flows from the proposed stormwater 

management facility will discharge to a proposed storm sewer on Pettit Road, which will 

be directed south of Pettit Road before discharging to the existing Garrison Road storm 

sewer and ultimately to the Kraft Drain. Furthermore, various lot level vegetative 

stormwater management practices are proposed to enhance stormwater quality.   

Given the foregoing, the proposed development conforms with the policies of the Spears-

High Point Secondary Plan, subject to the proposed Official Plan Amendment.  
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6.0 Proposed Official Plan Amendment 

The Owner is proposing an Official Plan Amendment (OPA) to facilitate the increased 

density and to permit the housing forms in the proposed development.  

An OPA is needed to redesignate the Subject Lands from a ñLow-Density Residentialò to 

a site-specific ñMedium-Density Residentialò designation to facilitate a gross density of 26 

units per hectare and to permit single- and semi-detached dwellings in this designation. 

Presently, the Medium-Density Residential designation in the Townôs Spears-High Pointe 

Secondary Plan only permits townhouses and apartment dwellings as outlined in Section 

4.17.7 (a) of the Townôs OP. A site-specific OPA is required to permit the proposed single-

detached dwellings and semi-detached dwellings in addition to the townhouse dwellings, 

which are currently permitted under the Medium-Density Residential designation. 

The OPA will also address the portion of the property that is currently designated 

Environmental Conservation (EC) Overlay. The findings of the scoped Environmental 

Impact Study (EIS) prepared by Myler Ecological Consulting and dated May 2023, 

concludes that there are no significant natural heritage features on the property and the 

property is suitable for development. Per Policy 8.3 (VIII), the EC overlay may be refined 

through a site-specific amendment. The site-specific OPA is proposed to implement the 

findings of the EIS, thereby removing the EC overlay on the Subject Lands to facilitate 

the proposed subdivision. 

POLICY 

4.17.7(a) The lands designated on the Schedule ñSHP-2ò as ñMedium Density 

Residentialò shall be reserved for multiple-unit structures (townhomes and 

apartment dwellings), and their accessory uses, and shall generally be 

governed by the Residential policies of Section 4.7 unless otherwise defined 

under this section;   

8.3 (VIII) The boundaries of an Environmental Conservation Area may be refined 

through an Environmental Impact Study or Environmental planning study. 

Where Watershed or Environmental Planning Studies, Environmental 

Impact Studies, or other studies prepared to the satisfaction of the Region 

and the Town have concluded that significant changes should be made to 

the mapping or classification of a natural area Schedules ñAò and ñCò shall 

be updated through the 5 year review of this Plan or by site-specific 

amendment. 

SITE SPECIFIC AMENDMENT 

The specific change to the Official Plan is as follows: 

1. Schedule SHP-2 is hereby amended by redesignating the Subject Lands as 

described on the attached Schedule A from ñLow-Density Residentialò to ñMedium-

Density Residentialò. These lands may be used for single-detached dwellings, 
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semi-detached dwellings, and townhouse dwellings with an overall density of 26 

units per hectare. 

2. Schedule SHP-3 is hereby amended by removing the ñEnvironmental 

Conservation Area (Overlay)ò from the Subject Lands as described on the attached 

Schedule A.  

POLICIES AND ANALYSIS 

Section 13.7 ï Amendments to the Land Use Plan, Schedule ñAò 

I. An amendment to Schedule ñAò is required to permit the establishment of areas 

for uses other than those included in the Land Use Plan, Schedule ñAò.  

 

III. In considering an amendment to the Land Use Plan, Schedule ñAò that would 

designate additional areas for a particular use or change the designated use of 

a particular area, or an amendment to the implementing Zoning By-law that 

would zone additional areas for a particular use or change the zoning of a 

particular area, the Council shall have due regard to the following criteria which 

are in addition to the policies and criteria specified elsewhere in this Plan: 

Table 7 ï Townôs Official Plan Section 13.7(III) Criteria Assessment 

Criteria  Proposed Development 

(a) The need for the proposed use; The proposed plan of subdivision conforms 

to Section 2 of the Planning Act by 

providing new housing and contributing to 

building a complete community in an 

appropriate location for residential growth 

and development as defined in Provincial, 

Regional, and Town Official Plans. 

Furthermore, the proposed subdivision will 

contribute to achieving the Townôs housing 

and density targets, while providing for a 

variety of housing types and sizes in the 

neighbourhood. 

(b) The extent to which the existing 

areas in the proposed categories 

are developed, and the nature and 

adequacy of such existing 

development; 

There are lands designated Medium 

Density Residential along Plato Drive west 

of the Subject Lands, south of the Subject 

Lands north of Pound Avenue, and on the 

north side of Marina Drive. Only the lands 

west of the Subject Lands have been 

developed as townhouses ï there is a lack 

of Medium-Density developments in this in 

this area of the Spears-High Pointe 

neighbourhood. The proposed 
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development will contribute to the housing 

stock for medium density built forms. 

(c) The physical suitability of the land 

for such proposed use, and in the 

case of lands exhibiting or abutting 

a Natural Heritage feature, 

demonstration of compliance with 

the Natural Heritage policies of this 

plan; 

The EIS prepared by Myler Ecological 

Consulting demonstrates that there are no 

significant natural heritage features 

present on the lands, that the existing EC 

overlay can be removed, and the Subject 

Lands are suitable to support the proposed 

subdivision. 

(d) The location of the area under 

consideration with respect to: 

 

i. the adequacy of the existing and 

proposed highway system in 

relation to the development of such 

proposed areas,  

 

ii. the convenience and 

accessibility of the site for vehicular 

and pedestrian traffic and the traffic 

safety in relation thereto, and  

 

iii. the adequacy of the potable 

water supply, sewage disposal 

facilities, and other municipal 

services in view of the policies 

contained in this Plan and in 

accordance with technical reports 

or recommendations of the Ministry 

of the Environment and the 

Regional Niagara Public Health 

Department and any other 

appropriate authority deemed 

advisable. 

The proposed development fronts onto 

Pettit Road and will be connected via the 

extension of Marina Drive to the east as 

well as Street B, providing through traffic 

from the subdivision through to Pettit Road. 

The proposed road networks are 

appropriate to support the anticipated 

residential traffic and represent the natural 

extension of existing roadways in the area, 

as demonstrated in the TIS prepared by JD 

Northcote Engineering Inc. Furthermore, 

there is existing municipal servicing 

capacity that can support the proposed 

development, as demonstrated in the 

Municipal Servicing Study prepared by 

UCC, dated February 2023. 
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(e) The compatibility of the proposed 

use with uses in adjoining areas; 

The proposed subdivision is located in a 

residential neighbourhood, adjacent to an 

existing subdivision with townhouse and 

single-detached dwellings, and is 

compatible with the neighbourhood. 

(f) The effects of such proposed use 

on the surrounding area in respect 

of the minimizing of any possible 

deprecating or deteriorating effect 

upon adjoining properties; 

The proposed subdivision will not have any 

negative or deprecating impacts on the 

surrounding area, as it is located in a 

residential neighbourhood and is 

compatible with the surroundings in terms 

of land-use, lot pattern, and overall design.  

(g) The potential effect of the proposed 

use on the financial position of the 

municipality; and 

There are no negative impacts to the 

financial position of the Town as a result of 

the proposed subdivision. There is a 

potential increase in the tax base due to 

the proposed development.  

(h) The potential effect of the proposed 

use in relation to the intent and 

implementing regulations of the 

Environmental Protection Act. 

No impacts are anticipated as a result of 

changing residential permissions to 

medium-density. 

 

CONCLUSION 

The Official Plan Amendment is supported by the following: 

¶ The proposal is consistent with the Provincial Policy Statement and conforms with 

the policies of the Growth Plan and the Niagara Official Plan; 

¶ The Subject Lands are located within the Built-up Area, therefore implementing 

intensification policies of the Niagara Official Plan, the Town of Fort Erie Official 

Plan, and the Spears-High Pointe Secondary Plan; 

¶ The proposal is located in proximity to various commercial, community, and 

institutional uses, and will create new and varied housing unit types in the Town of 

Fort Erie that contribute to a diversified housing mix through gentle intensification 

and support the achievement of complete communities; 

¶ The proposal is located on a Collector Road; 

¶ The requested site-specific OPA recognizes the existing neighbourhood context 

with single-detached dwellings fronting on Pettit Road; 

¶ The requested site-specific amendment introduces medium-density uses to the 

property, which are compatible with adjacent developments and adjoining 

townhouse developments west of the Subject Lands; and  
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¶ The Environmental Impact Study (EIS) states that there are no significant natural 

heritage features on the Subject Lands and concludes that the proposed 

development will not adversely impact any known environmental features. 

A draft of the Official Plan Amendment can be seen in Appendix E.  
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7.0 Proposed Zoning By-law Amendment 

The Subject Lands are presently zoned Neighbourhood Development (ND) with an 

Environmental Conservation (EC) Overlay, in accordance with Zoning By-law No. 129-

90, as amended (see Appendix D ï Town of Fort Erie Zoning By-law 129-90).  A Zoning 

By-law Amendment is requested to facilitate the proposed development and permit the 

proposed residential built forms. The Zoning By-law Amendment proposes rezoning of 

the Subject Lands from Neighbourhood Development (ND) Zone to a site-specific 

Residential Multiple 1 (RM1) Zone. A draft Zoning By-law Amendment has been prepared 

and attached to this report (see Appendix F ï Draft Zoning By-law Amendment). 

The proposed housing typologies will be reviewed against the regulations of the 

Residential Multiple 1 (RM1) Zone in Section 14 of the Zoning By-law. For this review, the 

Zoning By-law directs the reader to utilize zoning regulations found in Section 14.3 for the 

proposed street townhouse dwellings.  Further, Section 14.4 and 14.5 of the Zoning By-

law direct the reader to refer to regulations found in Section 12.3 and Section 13.4 to 

assess the proposed single detached dwellings and semi-detached dwellings, 

respectively.  

Tables 8, 9, and 10 comprehensively review the proposed building typologies against the 

applicable zoning regulations for the RM1 zone, noting deficiencies related to the 

following: 

¶ Minimum Lot Frontage; 

¶ Minimum Lot Area; and 

¶ Minimum Lot Coverage. 

7.1 Single Detached Dwellings Zoning Review 

The following table reviews the single detached dwelling typology (Lots 1 to 5) against 

the following sections of the Townôs Zoning By-law: 

¶ Section 14.4 ï Zone regulations for Single Detached Dwellings Not Located on 

the Same Lot as a Townhousing Development 

¶ Section 12.3 ï Regulations for Dwellings 

Table 8 ï Zoning Review for Single Detached Dwellings 

No. REGULATION REQUIRED PROPOSED  COMPLIANCE 

14.4 

ZONE 
REGULATIONS 
FOR SINGLE 
DETACHED 
DWELLINGS NOT 
LOCATED ON THE 
SAME LOT AS A 
TOWNHOUSING 
DEVELOPMENT  

The regulations of 
Section 12.3 shall 
apply. 

See Below See Below 
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No. REGULATION REQUIRED PROPOSED  COMPLIANCE 

12.2 Permitted Uses 

(a) One single 
detached dwelling 
and uses, 
building and 
structures 
accessory thereto 

(5) x single 
detached 

dwelling units 
Yes 

12.3 

Minimum Lot 
Frontage 

12m 
 
15m on a corner 
lot 

Minimum of 
12.24 m 

 
Minimum 14.16 

metres on corner 
lot (Lot 5) 

No (corner lots) 

Minimum Lot Area 375 sq. m 
Minimum lot area 

of 470 m2 
Yes 

Maximum Lot 
Coverage 

50% 60% No 

Minimum Front Yard 

6m to garage  
 
3m to other parts 
of dwelling 

Will comply Yes 

Minimum Interior 
Side Yard 

1.2m 
However, on an 
interior lot where 
no attached 
garage or 
attached carport 
is provided, the 
minimum side 
yard on one side 
shall be 3 metres 

Will comply Yes 

Minimum Exterior 
Side Yard  

3m, except that 
an attached 
garage or 
attached carport 
which faces the 
exterior side lot 
line shall be 
located no closer 
than 6m to the 
exterior side lot 
line. 

Will comply Yes 

Minimum Rear Yard 6m Will comply Yes 
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No. REGULATION REQUIRED PROPOSED  COMPLIANCE 

Maximum Building 
Height 

i) 2.5 storeys  
ii) 10.5m 

Will comply Yes 

 

Minimum Lot Frontage 

Required:  15m on a corner lot 

Proposed: 14.1m on a corner lot 

Section 12.3 of the Zoning By-Law requires a minimum lot frontage of 15 metres for a 

single-detached dwelling on a corner lot. A reduction of 0.9 metres from the minimum 

requirement is requested. 

The intent of this provision is to provide spacious lots that are sensitive to the existing and 

surrounding lots, with a greater setback to the abutting streets. Lots 1 to 4 achieve the 

required minimum frontage which are evenly distributed. This distribution impacts the 

remaining corner lot, leaving it deficient of the required 15 metres. Furthermore, the 

daylighting triangle at the corner of Lot 5 contributes to this deficiency. The daylighting 

triangle is required to maintain sight lines for safety and visibility at the intersection. The 

proposed reduction in frontage is not anticipated to negatively impact the streetscape or 

the future dwelling.  

Maximum Lot Coverage 

Required:  50% 

Proposed: 60% 

Section 12.3 of the Zoning By-law permits a maximum lot coverage of 50% for single-

detached dwellings. An increase of 10% from the maximum lot coverage is requested.  

The intent of this provision is to ensure that the dwelling does not dominate the lot through 

ensuring an appropriate amount of open space on the property, and in retaining a low-

density character that is compatible with the surrounding neighbourhood. The requested 

increase in lot coverage is intended to accommodate the decks and porches for the 

single-detached dwellings. It is anticipated that the habitable portion of the dwelling will 

comply with the 50% lot coverage, and the requested provision is to account for the decks 

and porches. The proposed increase in lot coverage is minor and would contribute to 

architectural interest and streetscape character in the neighbourhood. 

7.2 Semi-Detached Dwellings Zoning Review 

The following table reviews the semi-detached dwelling typology (Blocks 6 to 9) against 

the following sections of the Townôs Zoning By-law: 

¶ Section 14.4 ï Zone regulations for Semi-Detached Dwellings Not Located on the 

Same Lot as a Townhousing Development 

¶ Section 13.4 ï Regulations for Semi-Detached Dwellings 
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Table 9 ï Zoning Review for Semi-Detached Dwellings 

No. REGULATION 
REQUIRED 
(metres(2)) 

PROPOSED 
(metres(2)) 

COMPLIANCE 

14.4 

ZONE 
REGULATIONS 
FOR SEMI-
DETACHED 
DWELLINGS NOT 
LOCATED ON THE 
SAME LOT AS A 
TOWNHOUSING 
DEVELOPMENT 

The regulations of 
Section 13.4 shall 
apply. 

See Below See Below 

13.2 Permitted Uses 
(b) Semi-
detached 
dwellings 

(8) x semi- 
detached 

dwelling units 
Yes 

13.4 

Minimum Unit 
Frontage 

 
9.5m 
 
10.5m for a 
corner lot 
 

8.2m 
 

9.7m for a corner 
lot  

No 

Minimum Lot Area 305 sq. m 234 sq. m No 

Minimum Lot 
Coverage 

1 storey ï 60% 
 
2 storey ï 40% 

1 storey ï 60% 
 

2 storey ï 50% 
No 

Minimum Front Yard 

6m to garage  
 
3m to other parts 
of dwelling 

Will comply Yes 

Minimum Interior 
Side Yard 

1.2m plus an 
additional .5m for 
every storey or 
part thereof 
above the ground 
floor; except 
where no private 
garage or carport 
is provided a side 
yard of not less 
than 3.0m on one 
side of such 
semi-detached 
dwelling is 
required; 

Will comply Yes 

Minimum Exterior 
Side Yard  

3m, except that 
an attached 
garage or 

Will comply Yes 
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attached carport 
which faces the 
exterior side lot 
line shall be 
located no closer 
than 6m to the 
exterior side lot 
line. 

Minimum Rear Yard 6m Will comply Yes 

Maximum Building 
Height 

i) 2.5 storeys  
ii) 9m 

Will comply Yes 

 

Minimum Unit Frontage 

Required:  9.5m 

  10.5m for a corner lot 

Proposed: 8.2m 

9.7m for a corner lot 

The intent of these provisions is to ensure a consistent and low-density streetscape look. 

As semi-detached dwellings are a low-density residential built form, the frontage 

requirements are intended to facilitate lots with a more spacious look and feel to retain a 

consistent streetscape character. Furthermore, the wider frontages for the corner lots are 

intended to provide the dwelling with additional setback from the street intersections while 

maintaining proper sight lines. 

Section 13.4 of the Zoning By-Law requires a minimum lot frontage of 9.5 metres for a lot 

and 10.5 metres for a corner lot. A maximum reduction of 0.8 metres and 1.3 metres in 

frontage is requested for the lot and a corner lot requirements, respectively, to facilitate 

the proposed lots in Block 6 of the proposed subdivision. The lot configurations are slightly 

irregular with varying frontages in order to accommodate the right-of-way of the proposed 

streets and the corner of the intersection. The proposed reduction is minor in nature and 

is not anticipated to negatively impact the streetscape or the intended use of the lots for 

future semi-detached dwellings. 

Minimum Lot Area 

Required:  305 sq. m  

Proposed: 234 sq. m 

Section 13.4 of the Zoning By-Law requires a minimum lot area of 305 square metres. A 

maximum reduction of 71 square metres from the minimum requirement is requested to 

accommodate the lots in Block 6. As with the requested reduction in minimum lot frontage, 

the lots in Block 6 are deficient of the minimum lot area due to their location at the 

intersection of Marina Drive and Street B. The proposed lot sizes are necessary to 

accommodate the required road widths of the proposed streets, the adjoining corners of 
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both streets, and to make efficient use of land. The proposed reduction in lot area is not 

anticipated to negatively impact the design, construction, and livability of the future 

dwelling units. The proposed lots are sufficient in area to accommodate the semi-

detached dwelling and the associated lot coverage, front, side, and rear yard setback 

requirements.  

Maximum Lot Coverage 

Required:  2-storey ï 40% 

Proposed: 2-storey ï 50% 

Section 13.4 of the Zoning By-law permits a maximum lot coverage of 40% for 2-storey 

semi-detached dwellings. An increase of 10% from the maximum lot coverage is 

requested.  

Similar to the above, the intent of this provision is to ensure that the dwelling does not 

dominate the lot through ensuring an appropriate amount of open space on the property, 

and in retaining a low-density streetscape character. The requested increase in lot 

coverage is intended to accommodate the architectural features of the semi-detached 

dwellings such as the decks and porches. The proposed increase in lot coverage is minor 

in nature and would contribute to architectural interest and streetscape character. 

7.3 Street Townhouse Dwellings Zoning Review 

The following table reviews the street townhouse dwelling typology (Blocks 10 to 26) 

against the following sections in the Townôs Zoning By-law: 

¶ Section 14.3 ï Zone Regulations 

Table 10 ï Zoning Review for Street Townhouse Dwellings 

No. REGULATION REQUIRED  PROPOSED COMPLIANCE 

14.2 Permitted Uses 
(f) Street townhouse 
dwellings 

(87) x Street 
townhouse 

dwelling units 
Yes 

14.3  

Minimum Lot 
Frontage 

50m, except 6m for 
street townhouse 
lots and 9m for 
street townhouse 
corner lots 

6m 
 

9m for street 
townhouse 
corner lots 

Yes 

Minimum Lot Area 

300.00 sq m per 
dwelling unit, except 
200 sq.m for a street 
townhouse lot and 
270 sq.m for a street 
townhouse corner 
lot 

Minimum of 
161 sq.m 

(street 
townhouse lot) 

 
Minimum of 
252 sq.m 

No 
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(street 
townhouse 
corner lot) 

Minimum Front Yard 

6m to garage  
 
4m to other parts of 
dwelling 

Will comply Yes 

Minimum Side Yard 1.5m Will comply Yes 

Minimum Exterior 
Side Yard  

3m, except that an 
attached garage or 
attached carport 
which faces the 
exterior side lot line 
shall be located no 
closer than 6m to 
the exterior side lot 
line. 

Will comply Yes 

Minimum Rear Yard 6m Will comply Yes 

Maximum Building 
Height 

i) 3 storeys  
ii) 12m 

Will comply Yes 

Minimum 
Landscaped Area 

50% including 
Privacy Areas, 
except 25% for 
street townhouse 
lots 

Will comply Yes 

Maximum Number 
of Units in a Row 

8 6 Yes 

Minimum Distance 
Between Buildings 
on the Same Lot 

15m between two 
rear walls  
 
3m between two end 
walls  
 
9m between an end 
wall and a rear wall  
 
6m between two 
front walls  
 
6m between a front 
wall and an end wall 

Will comply Yes 

Maximum Density 35 units/ha 26.12 units/ha Yes 

Maximum Lot 
Coverage 

Block townhouse or 
exterior street 
townhouse ï 40%  
 

55% for 
exterior street 

townhouse 
 

No 
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Interior street 
townhouse ï 60% 

60 % for 
interior street 
townhouse 

Privacy Area 

Notwithstanding the 
yard requirements 
above, every 
dwelling unit shall 
have at least one 
area which serves 
as a privacy area 
adjacent to the 
dwelling unit, having 
a minimum depth of 
4.5m 

Will comply Yes 

Distance from 
building to internal 
driveways, and 
parking areas 

Any front or rear 
face of any 
townhouse shall be 
no closer than 3m to 
an internal driveway 
or parking area, and 
any side of any 
townhouse shall be 
no closer than 1.5m 
to an internal 
driveway or parking 
area. 

Will comply Yes 

Planting Strips 

In accordance with 
Section 6.21 and 
4.5m where it abuts 
a street, except for 
points of 
ingress/egress 

Will comply Yes 

 

Minimum Lot Area 

Required:  200 sq.m for a street townhouse lot 

270 sq.m for a street townhouse corner lot 

Proposed: 161 sq.m for a street townhouse lot 

252 sq.m for a street townhouse corner lot 

The requested reduction in minimum lot area is proposed to achieve the proposed 

number of units, efficiently utilize the Subject Lands, maintain a consistent streetscape, 

and to accommodate the daylighting triangle for corner townhouse units. The proposed 

reductions are for 39 m2 and 18 m2 for a street townhouse lot and a corner street 

townhouse lot, respectively, which are minor in nature and are sufficient to accommodate 
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the future townhouse dwellings. The proposed lot sizes are not anticipated to negatively 

impact the design, construction, and livability of the future units. The townhouse dwellings 

meet all other requirements of the RM1 Zone. 

Maximum Lot Coverage 

Required:  Block townhouse or exterior street townhouse ï 40%  

Interior street townhouse ï 60% 

Proposed: 55% for block or exterior street townhouse and interior street townhouse 

Section 13.4 of the Zoning By-law permits a maximum lot coverage of 40% for exterior 

street townhouses and a maximum coverage of 60% for interior street townhouses. A 

15% increase in lot coverage is requested for the exterior street townhouse, and a 5% 

reduction in lot coverage is proposed for the interior street townhouse. The requested 

provision would apply a consistent 55% lot coverage to all townhouses in the proposed 

subdivision.  

The intent of this provision is to distinguish between the exterior and interior street 

townhouses, while ensuring that the dwelling does not dominate the lot through an 

appropriate amount of open space on the property. The requested maximum lot coverage 

is intended to accommodate architectural features for the dwellings such as porches and 

decks, while facilitating a consistent streetscape throughout the proposed subdivision. 

The requested change is minor in nature and will not negatively impact the streetscape 

character. 

  



1211-1237 Pettit Road - Planning Justification Report  

74 

 

8.0 Summary and Conclusion 

The proposed subdivision is located on Pettit Road in a residential neighbourhood 

consisting of both low-density and medium-density built forms. The proposed subdivision 

is in proximity to various commercial, community, and institutional uses south of the 

Subject Lands along Garrison Road, with access to Fort Erieôs On-Demand Transit stops. 

The proposed subdivision, consisting of a total of 100 units comprised of single-detached, 

semi-detached, and townhouse units, will contribute to gentle density and greater housing 

choice in the Town of Fort Erie. 

It is our opinion that the proposed Draft Plan of Subdivision, Official Plan Amendment, 

and Zoning By-law Amendment applications represent good land use planning, are in the 

public interest, and should be approved for the following reasons:  

1. The proposal is consistent with the Provincial Planning Policy Statement (2020) 

and is in conformity with the Growth Plan, Niagara Official Plan, and the Town of 

Fort Erie Official Plan; 

2. The proposal will provide an opportunity for intensification in a residential 

neighbourhood that is in proximity to various commercial, community, and 

institutional uses, contributing to the achievement of complete communities; 

3. The proposal will make efficient use of existing municipal services and facilities; 

4. The proposed density is appropriate for the Subject Lands and is compatible with 

the existing neighbourhood. The proposal maintains the existing low-density 

character along Pettit Road while introducing gentle density within the subdivision, 

consistent with the existing medium-density built forms in the neighboring 

subdivision, directly adjacent to the proposal; 

5. The proposal presents a land-use pattern and street configuration that makes an 

efficient use of land, minimizing land consumption and facilitating efficient 

connectivity and through traffic, and compact built forms; 

6. Zoning deficiencies such as maximum lot coverage, minimum lot frontage and 

minimum lot area are minor in nature and will not impact the intended purpose and 

livability of the future dwellings; and 

7. The proposal introduces greater housing choice to the neighbourhood by 

contributing to a more diversified mix of housing options, suitable for those in 

various stages of life. 
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9.0 Appendices 
 

Appendix A ï Niagara Official Plan Schedules 

Appendix B ï Town of Fort Erie Official Plan Schedules 

Appendix C ï Spears-High Pointe Secondary Plan Schedules 

Appendix D ï Town of Fort Erie Zoning By-law 129-90  

Appendix E ï Draft Official Plan Amendment 

Appendix F ï Draft Zoning By-law Amendment 

Appendix G ï Draft Plan of Subdivision 
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Appendix A ï Niagara Official Plan Schedules 
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SCHEDULE A ï LOCAL AREA MUNICIPALITIES, Fort Erie 
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SCHEDULE B ï REGIONAL STRUCTURE, Delineated Built-up Area & Designated 

Greenfield Area 
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SCHEDULE C1 ï NATURAL ENVIRONMENTAL SYSTEM OVERLAY AND 

PROVINCIAL NATURAL HERITAGE SYSTEMS, Natural Environment System 

Overlay
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SCHEDULE C2 ï NATURAL ENVIRONMENT SYSTEM ï INDIVIDUAL COMPONENTS 

AND FEATURES, Significant Woodlands 
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SCHEDULE C3 ï KEY HYDROLOGIC AREAS OVERLAY, Highly Vulnerable Aquifers 
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A SCHEDULE J1 ï TRANSPORTATION INFRASTRUCTURE, Local Road (Pettit Road 
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SCHEDULE K ï AREAS OF ARCHAEOLOGICAL POTENTIAL, Areas of 

Archaeological Potential 
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Appendix B ï Town of Fort Erie Official Plan Schedules 
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SCHEDULE A ï LAND USE PLAN, Low Density Residential 
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SCHEDULE B ï NEIGHBOURHOODS, Spears ï High Pointe 
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SCHEDULE C ï NATURAL HERITAGE FEATURES, Woodlands over 2 Hectares (In 

Part) 
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SCHEDULE D ï CULTURAL HERITAGE ARCHAEOLOGICAL ZONES OF POTENTIAL, 

Archaeological Potential 
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SCHEDULE D ï TRANSPORTATION PLAN, Municipal Road (Pettit Road) 
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Appendix C ï Spears-High Pointe Secondary Plan Schedules 
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SCHEDULE SHP-1 to Official Plan Amendment 8 ï BUILT BOUNDARY (Places to Grow), 

Built-up Area (In Part); Greenfield (In Part) 
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SCHEDULE SHP-2 to Official Plan Amendment 8 ï LAND USE PLAN, Low Density 
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SCHEDULE SHP-3 to Official Plan Amendment 8 ï OPEN SPACE & NATURAL 

HERITAGE PLAN, Environmental Conservation Area (Overlay, In Part) 
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SCHEDULE SHP-4 to Official Plan Amendment 8 ï TRANSPORTATION SYSTEMS 

PLAN, Collector & Local Road ï Conceptual; Potential Bike Lane 
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Appendix D ï Town of Fort Erie Zoning By-law 129-90 
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SCHEDULE A ï MAP 29, Neighbourhood Development (ND) Zone; Environmental 

Conservation Overlay Zone 
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Appendix E ï Draft Official Plan Amendment 
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THE AMENDMENT 
 

All of this part of the document entitled "Part "B" - ñThe Amendment" consisting of the 
following policies and attached maps designated as Schedule "A" (Land Use Plan) 
constitute Amendment No. XX to the Official Plan adopted by By-law No. XXX-XX for the 
Fort Erie Planning Area.  The Official Plan adopted by By-law No. 150-06 for the Fort Erie 
Planning Area is hereby amended as follows: 
 
The subject lands described as Site-Specific Policy Area XX on the attached Schedule A 
are hereby redesignated to: 
 
4.17.X  1211, 1225, and 1237 Pettit Road (Site-Specific Policy Area XX) 
 

a) Schedule SHP-2 is hereby amended by redesignating the Subject Lands 
described on the attached Schedule A from ñLow-Density Residentialò to 
ñMedium-Density Residentialò and to ñSite Specific Policy Area XXò. These 
lands may be used for single-detached dwellings, semi-detached dwellings, 
and townhouse dwellings with an overall density of 26 units per hectare.  

 
b) Schedule SHP-3 is hereby amended by removing the ñEnvironmental 

Conservation Area (Overlay)ò from the Subject Lands as described on the 

attached Schedule A.  
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Appendix F ï Draft Zoning By-law Amendment 
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THE AMENDMENT 
 

  

  

The Municipal 
Corporation of the 
Town of Fort Erie  
By-law No. XX-2023  

  
  

  
By-law to Amend Zoning By-law No. 129-90     

1211, 1225, and 1237 Pettit Road 

NPG Planning Solutions Inc. - Agent  
Marina (Pettit Road) Developments Inc. - Owner  
  

  

  
Whereas an application was received from NPG Planning Solutions Inc., Planning 
Consultants (Agent) on behalf of Marina (Pettit Road) Developments Inc. (Owner) to 
amend the Townôs Comprehensive Zoning By- law No. 129-90, as amended, for the 
lands municipally known as 1211, 1225, and 1237 Pettit Road; and  
  
Whereas a Public Meeting pursuant to Section 34(12) of the Planning Act, R.S.O. 1990, 
c.P.13 was held on XX XX 2023, and  
  
Whereas it is deemed desirable to amend the Comprehensive Zoning By-law No. 129-
90 as amended, pursuant to the recommendations of Report No. PDS-XX-2023 
considered at the Council-in-Committee meeting of XXX XX, 20223 and subsequently 
authorized and approved by Council, and  
  
Now therefore the Municipal Council of The Corporation of the Town of Fort Erie 
enacts as follows:  
  
1. That Map D-2 of Schedule ñAò of By-law No. 129-90, as amended, is further 
amended by changing the zoning of the lands municipally known 1211, 1225, and 1237 
Pettit Road and as shown on the attached Appendix ñ1ò from ñNeighbourhood 
Development (ND) Zoneò to ñResidential Multiple 1 (RM1-XX) Zone.ò  
  
2. That By-law No.129-90, as amended, is further amended by adding to ñSection 
14: Residential Multiple 1 (RM1) Zoneò Subsection ï ñExceptions to the Residential 
Multiple 1 (RM1) Zoneò the following exceptions:  
  
ñRM1-XX  (XX-2023) 1211, 1225, and 1237 Pettit Road  
These lands are zoned ñResidential Multiple 1 Site-Specific (RM1-XX) Zoneò, and all of 
the provisions of By-law No. 129-90, as amended, that relate to lands zoned 
ñResidential Multiple 1 (RM1) Zoneò by this by-law shall apply to those lands zoned 
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ñResidential Multiple 1 Site-Specific (RM1-XX) Zoneò, subject to the following 
provisions:  
  

a. Notwithstanding Subsection 12.3, the following shall apply: 
i.Minimum Lot Frontage        14.1m on a corner lot 
ii.Maximum Lot Coverage      60% 

 
b. Notwithstanding Subsection 13.4, the following shall apply: 

i.Minimum Unit Frontage         8.2m 
         9.7m for a corner lot 

ii. Minimum Lot Area          234 sq.m  
iii. Maximum Lot Coverage        2-storey ï 50% 

 
c. Notwithstanding Subsection 14.3, the following shall apply:  

i. Minimum Lot Area        161 sq.m for a street townhouse lot 
                                             252 sq.m for a street townhouse corner lot 

ii. Maximum Lot Coverage      55% for exterior street townhouses  
60% for interior street townhouse 

        
 

  
3. That the Clerk of the Town is authorized to effect any minor modifications, 
corrections or omissions solely of an administrative, numerical, grammatical, semantical 
or descriptive nature to this by-law or its schedules after the passage of this by-law.  
  
Read a first, second and third time and finally passed this XX day of XXXX, 2023 .  

  
  
  
  

___________________________________  
Mayor  

  
  
  
  

___________________________________  
Clerk  

  
I, Carol Schofield, the Clerk, of The Corporation of the Town of Fort Erie certifies the 
foregoing to be a true copy of By-law No. XX-2021 of the said Town. Given under my 
hand and the seal of the said Corporation, this day of         , 2023  
  

 ___________________________________    
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