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1. Demonstration plan 
illustrating a concept 
for the Mid-Rise 
Residential Area north 
of Glendale Avenue

Glendale Avenue

Four storey apartment building with an articulated facade
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Demonstration Plan - Residential Areas
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2. Demonstration plan 
illustrating a concept 
tor the Mixed-Use Areas 
along York Road west 
of Glendale Avenue

Larger set back when defining a public space
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Demonstration Plan - Mixed Use Areas

Mixed-Use area of Westbrook Village, Vancouver

York Road
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2. Demonstration plan illustrating a 
concept tor the Main Street Mixed-Use area 
along Niagara-on-the-Green Boulevard

Glendale Avenue

Multi-storey mixed-use buildings with activity at the ground level

Mid-rise mixed-use development incorporating a grocery store
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Demonstration Plan - Main Street Mixed Use Areas
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4. Demonstration plan illustrating a concept tor the 
Regional Commercial Area south of Taylor Road

Taylor Road

Outlet Collection 
at Niagara Primary entrances located along the street frontage
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Demonstration Plan - Commercial and Industrial Areas
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5. Demonstration plan illustrating a concept 
tor the Industrial/Business Park Area 
at York Road and Townline Road

York Road

Colour, material and massing create a dynamic façade

Colour, material and massing create a dynamic façade
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Demonstration Plan - Commercial and Industrial Areas
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Subwatershed Study



• The Subwatershed Study provides recommendations for 
managing the natural features and watercourses, including 
requirements for stormwater management for future 
development

• Subwatershed Studies are multi-disciplinary:

– Groundwater

– Surface Water/Stormwater

– Watercourses and Headwater Drainage Features

– Aquatic Habitat (Fisheries)

– Terrestrial Habitat and Wildlife
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• The primary groundwater function is supporting groundwater 
discharges in local areas. 

• Construction should focus on maintaining existing recharge, 
groundwater levels, potential groundwater discharge, and recharge to 
the lower bedrock/overburden contact aquifer. 

• Low Impact Development Best Management Practices (LID BMPs) 
are recommended to be implemented to maintain groundwater 
recharge.

• Infiltration type measures such as bioswales, pervious pipes and 
permeable pavements would require the water table to be lower than 
the bottom of the structure. 

• Maintaining groundwater levels and related hydraulic gradients 
should focus on areas adjacent to wetlands or watercourses that 
would predominantly provide the water for groundwater discharge. 
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Key Recommendations – Groundwater



• Sizing criteria provided for future 
stormwater management facilities to 
provide erosion and flood control

• Stormwater management facilities 
will be provided as development 
occurs

• Stormwater management facilities 
are to provide stormwater quality 
treatment to an “Enhanced” 
standard, and include Low Impact 
Development Best Management 
Practices

• Stormwater management is to 
provide controls for the 90th 
percentile event (29 mm), and 
include infiltration controls

Conceptual Quantity Control Facility Location Plan
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Key Recommendations – Surface Water/Stormwater Management



• Drainage features classified as 
high constraint (no alteration) 
and medium constraint 
(realignment permissible)

• Headwater Drainage Features 
classified with specific 
recommendations

• Guidance provided for siting 
and sizing road crossings at 
watercourses

Watercourse & HDF Impact Assessment
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Key Recommendations – Watercourses



• Core areas and features 
identified for study area

• Guidance provided for 
implementing buffers, linkages, 
and supporting features and 
areas

• Recommended Natural Heritage 
System established

Recommended Natural Heritage System
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Key Recommendations – Ecology



• Future studies are to be completed through subsequent 
stages of planning and design within the future development 
areas

– Environmental Impact Studies

– Functional Servicing Reports

– Stormwater Management Plans

– Natural Channel Design Briefs

• The Subwatershed Study provides guidance for these 
additional studies, which would build upon and refine the 
recommendations from the Subwatershed Study
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Conclusion
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Area Servicing Plan



• The Water, Wastewater and Stormwater Area Servicing 
Plan identifies and evaluates servicing alternatives and 
recommends a servicing strategy to support the preferred 
Secondary Plan land use option

• Key Objectives:

– Develop phased strategy to buildout of the Secondary Plan 
area

– Review impacts on existing and planned Region and local 
infrastructure and timing requirements

– Build on previous studies and development information 
to inform flexible servicing strategies that can be carried 
forward to detailed engineering
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• No direct upgrades to the existing system required to service 
the Secondary Plan Area

• Growth within the Secondary Plan to be monitored to inform 
timing for Region’s planned projects:

– Trunk main from South NOTL to the existing Virgil Elevated 
Tank (planned for 2032 – 2041)

– New Virgil Elevated Tank (2042 – 2051)

• Future Region-wide Master Servicing Plan Updates to include 
Secondary Plan growth targets

• Local distribution network extensions to be completed as 
required (through development applications) – looping 
opportunities to be encouraged
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Key Recommendations - Water



• Existing system and downstream Region infrastructure has sufficient capacity 
and profile depth to accommodate Secondary Plan growth under both low- 
and high-density scenarios

• Growth within the Secondary Plan to be monitored compared to downstream 
siphon capacity

– May be opportunity to align state-of-good-repair replacement / upgrade of 
1983 siphon with 2051 / build-out timing of the Secondary Plan area

• Future Region-wide Master Servicing Plan Updates to include Secondary Plan 
growth targets and specific consideration for downstream Region siphon and 
trunk capacity

• Extensions of local sewer network can be designed and constructed through 
development applications process

– Proposed Modero Estates Development east of Six Mile Creek has proposed 
pumping solution that complies with Region Sewage Pumping Stations and 
Forcemains Policy
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Key Recommendations - Wastewater



• Conceptual Stormwater 
Management facilities 
identified as part of 
Subwatershed Study

• Evolving land use in the 
area of Townline Road and 
York Road may require new 
storm sewers:

• On-site storm sewers and 
Stormwater Management 
facilities to be designed 
and constructed as part of 
development applications

Provisional Storm Sewers (Long-Term Growth Scenario)
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Key Recommendations - Stormwater
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Future Transportation Assessment



• The Transportation Study provides a review of future conditions 
of the Glendale Secondary Plan area to identify the transportation 
network needed to serve the proposed density.

• This includes recommendations for:

– proposed road network

– proposed active transportation network

– proposed transit network

– vehicle operations

– transportation demand management

– road types and cross-sections

Glendale Secondary Plan Update 35

Introduction



Key Recommendations: Road 
Network

• New road network proposed 
through proposed employment 
and mixed-use areas

• Potential connection over QEW 
contemplated at Homer Road, 
should it be warranted via future 
study

Proposed Road Network

Key Recommendations
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Key Recommendations



Key Recommendations: Active 
Transportation

• Cycling and sidewalk facilities 
are recommended for all new 
roads in the study area and 
along all collector roads

• Facilities will connect existing 
multi-use path along Glendale 
with existing on-road cycling 
route on Queenston Road

Proposed Cycling Network

Key Recommendations
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Key Recommendations: Transit

• It is recommended that a corridor 
study be conducted to assess 
the feasibility of how higher-order 
transit between the Glendale area 
and other adjacent communities 
in St Catharines and Niagara Falls 
can be provided

• A new transit hub is proposed 
within the study area – the exact 
location of the transit hub is 
dependent on future studies

Existing Niagara Region Transit Network
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Key Recommendations



Key Recommendations: Vehicle 
Capacity Analysis

• The capacity along Glendale Avenue 
should be further reviewed as part of a 
future corridor study between the western 
edge of the study area and Merritt Street

• Undertake a study to assess the feasibility 
of widening Taylor Road to four lanes 
(two lanes per direction) from Glendale 
Avenue to Thorold Stone Road

Key Recommendations: Transportation 
Demand Management

• Transportation Demand Management 
strategies have been proposed for 
consideration for new development within 
the study area to support a shift to more 
sustainable travel modes 

Proposed Road Network
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Key Recommendations: 
Road Typologies

• Six cross-sections have 
been developed for the 
Glendale community, 
which built upon road 
classifications outlined 
in the Niagara Region 
Complete Streets Design 
Manual (2023) and are 
defined through the 
Glendale Secondary Plan 
Urban Design Guidelines

Road Typologies
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Population, Employment and Commercial Land Uses Analysis
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Projected Population and Employment Growth



• Existing commercial uses in the Secondary Plan Area are intended 
to primarily serve tourists

– Collections of Niagara Outlet Centre

– Hotels and Fast Food Restaurants

• There are no commercial uses to serve day-to-day or weekly 
shopping for existing and future residents.

• We estimate that approximately 185,000 to 200,000 square feet of 
new retail space will be required to support the projected population 
and employment growth.

• Locating commercial uses must acknowledge the divided nature of 
the Secondary Plan Area due to QEW.
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Commercial Land Needs



Goal:  To facilitate active transportation and reduce need to shop 
outside Glendale and NOTL.

Recommended Commercial Structure

• One Neighbourhood Shopping Node with a full-sized Supermarket

• A small Convenience Shopping Node with a small grocery or 
convenience store

• Other Commercial Uses

– Ground floor commercial space in mixed-use buildings where 
appropriate

– Small scale ancillary commercial uses to serve Employment Area

– Other space to support specific lands uses, such as the hotels, 
the college or the future transit terminal
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Recommended Commercial Structure



• Glendale is a major employment centre for the Region and NOTL 
currently with over 5,200 jobs.

• Major Employers include:

– Outlet Collections at Niagara Outlet Centre

– Niagara College

– White Oaks and Hotels

– Employment Lands
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Employment in Glendale



• Could accommodate majority of future 
employment growth in Glendale

• Designated as Knowledge and Innovation 
Employment Area in Region’s Official Plan

• 25 hectares of vacant land supply

• 43.5 hectares occupied with considerable 
intensification potential

• Strong market for employment lands in GTA

• Planned Density of 60 jobs per hectare in 
Region’s Official Plan may be difficult to 
achieve due to soft office market.

Glendale Momentum District
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Glendale Momentum District
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Fiscal Impact Assessment



Objectives

• Consider impact of Glendale Secondary Plan on Town and Region 
budgets

• Consider revenue items for future consideration

Methodology

• One-Time revenues

• Ongoing revenues and costs

– Including infrastructure operating and replacement costs
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One-Time Revenues and Costs

• Development charge revenues (based on current rates)

– Town: $71.9 million

– Region: $80.5 million

• Building permit fees

– Town: $87.6 million

• Non-Development Charge eligible capital costs (to serve existing 
residents & businesses)

– Town: $15.8 million
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Findings



Ongoing Net Revenues

• Annual net revenues (taxes and fees, less operating costs)

– Town: $1.8 million

– Region: $1.0 million

• Infrastructure replacement costs

– $12-$18 million approximately every 10 & 25 years

– Net revenues still exceed costs
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Findings



• Additional DC revenues available to cover local costs: $43 million

– Local roads, stormwater

– Library, parkland infrastructure, community centre

• Community Benefits Charge

– Requires Community Benefits Charge strategy study and by-law

– Could generate around $3.2 million

• Provincial and Federal funding

– Ontario Community Infrastructure Fund (Provincial)

– Municipal Housing Infrastructure Program (Provincial)

– Investing in Canada Infrastructure Program (Federal)
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Future Considerations



Statutory Public Meeting: 
October 2024 (date to be 
confirmed)

Council Adoption 
November -December 2024 
(date to be confirmed)

For more information:
Amy Shanks, 
Senior Development 
Planner Niagara Region 

amy.shanks@niagararegion.ca

905-980-6000 ext 3532

Next Steps
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