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Mr. John Barnsley
Manager of Policy Planning

City of Niagara Falls

4310 Queen Street P.O. Box 1023
Niagara Falls, Ontario, Canada
L2E 6X5

Dear Mr. Barnsley:

Re: City of Niagara Falls Comprehensive Review, Residential & Employment Land Needs
Analysis

urbanMetrics inc. is pleased to provide the City of Niagara Falls, Ontario with its independent
evaluation of long-term residential and employment land requirements for the City, covering
the planning period 2007 to 2031.

In keeping with the requirements of the Province of Ontario’s new Places to Grow Plan
(2006), all municipalities throughout the GGH planning area are now mandated to
undertake Municipal Comprehensive Reviews prior to any major land use changes,
particularly those involving the conversion of employment (or “industrial”) lands to other
uses. Under the new Growth Plan, MCRs are also to be undertaken in advance of Official
Plan Reviews or Official Plan Amendments, and must apply the objectives, policies and
targets provided for within the Plan.

At present time, the City of Niagara Falls is considering a number of major applications
involving the conversion of employment lands, largely for residential development purposes.
While the City has already initiated a Growth Management Strategy (GMS), our study is
intended to provide an initial assessment of these applications, and to determine if the
conversions should be incorporated within City’s Official Plan.

The evaluation prepared in this report has determined that the City of Niagara Falls has an
over supply of industrial designated employment land, and at the same time has an under-
supply of residential land capable of supporting long-term growth. Based on our analysis we
acknowledge that both the Thundering Waters and Warren Woods applications, subject to
some modifications and more detailed secondary planning, are in fact warranted from both
a quantitative and planning policy perspective, and will help to alleviate the shortfall of low
and medium density over the next 25 years. Furthermore the study also recognized that the
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re-designation of these two areas in particular will also have broader regional benefits,
providing additional growth capacity (and indeed greater land efficiency) within the
existing built-up urban area of the City. In effect, re-designation of these lands will provide
additional growth capacity for up to 3,300 new units. These units will help to ensure that
Niagara Falls can adequately address the future growth challenges for new housing, without
prematurely triggering the need to adjust to the City’s urban boundary as it is currently
demised.

Yours truly,

urbanMetrics inc.

A T

Doug Annand , CMC Peter Thoma, MCIP, RPP, PLE
Partner Partner
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Executive Summary

urbanMetrics inc. was retained by the City of Niagara Falls in January 2007 to undertake a
Municipal Comprehensive Review of the City’s long-term residential and employment land
supply. This Comprehensive Review has been prepared as the first input to a wider Growth
Management Study now underway in the City of Niagara Falls. Specifically, this study has
been prepared as a means of addressing several large development applications that are
now circulating in the City of Niagara Falls’ development approval process. Two
applications in particular, “Warren Woods” (located in the Westlane Planning District) and
“Thundering Waters” (located in the Drummond Planning District) are seeking approvals for
Official Plan Amendments that would involve the conversion of lands from industrial (or
“employment”) to more residential-oriented uses. On a combined basis these two
applications alone would yield approximately 4,000 new housing units, of which
approximately 3,300 units would be located on lands that are currently designated for
“industrial” use in the City of Niagara Falls Official Plan.1 At the same time, we are also aware
of a number of other large development proposals that are situated outside the City’s
defined urban area boundary, including several large parcels in the northwest quadrant of
Niagara Falls that are designated as, “Good General Agricultural”, as well as lands in the
south end of the City (south of Lyon’s Creek) that are designated as, “Rural Agricultural”.

Background

In 2006 the Province of Ontario approved the Places to Grow Growth Plan for the Greater
Golden Horseshoe (“PTGP”). This Plan provides the new Provincial framework for land use
planning within a large area that encircles the City of Toronto. This area, known as the
Greater Golden Horseshoe (“GGH?”), is comprised of 16 upper and single tier municipalities,
and includes fully all parts of Niagara Region. The implementation of the new PTGP requires
that all municipalities in the GGH to bring their existing Official Plans into full conformity with
the new Provincial Plan within a period of 3 years (i.e. by mid-2009).

In light of the new Provincial policies, both the Region and the City are now undertaking the
necessary background work to ensure that their residential and non-residential growth areas
are appropriately sized and located to accommodate the anticipated population and job
growth levels prescribed to Niagara Region under Schedule 3 of the PTGP.

1 The Warren Woods application includes a portion of lands already desighated “residential” in the City’s Official
Plan.
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This Municipal Comprehensive Review has been prepared on behalf of the City of Niagara
Falls as a means of testing the adequacy of the City’s existing land supply based on
“reasonable” expectations of growth over the next 25 years (i.e. to 2031, which is the
defined planning horizon as per the PTGP). The analysis provide herein has given full
consideration to the specific growth targets laid out in the Provincial Plan regarding
intensification of the existing built area, the achievement of higher densities on greenfield
land, and the specific growth allocations assigned to Niagara Region as whole. The
forecasts prepared by urbanMetrics for the City are predicated on “Schedule 3” of the
PTGP, which indicate that Niagara Region will grow by 84,000 people and 32,000 jobs over
the 2001 to 2031 period. In preparing our forecasts we have given full consideration to the
central role that Niagara Falls will play relative to other local area municipalities in Niagara
Region in terms of new housing units and new employment lands required to accommodate
industrial-type employment activity.

The “reference” forecasts prepared by urbanMetrics in this report indicate that the City of
Niagara Falls will grow by an estimated 25,200 persons and 10,400 jobs between 2001 and
2031. This represents about 30% the Region’s forecasted population growth and 33% of the
Region’s employment growth over the full planning horizon. The long-term forecasts
prepared in this report consider fully the role that infill and intensification will play in Niagara
Falls for both people and jobs, but in doing so, our approach has not expressly involved the
removal or conversion of any existing industrial buildings (i.e. those that are now functioning
and operational) to residential or other non-employment generating land use.

Housing Demand Forecast — Does the City of Niagara Falls Have Enough Residential
Land?

The City of Niagara Falls is expected to be a major recipient of new housing growth by virtue
of its location in the GGH, and as a direct result of the vastly diminished land supply for new
urban development elsewhere in the Region (including St. Catharines), and indeed
throughout many other western GGH communities where physical growth barriers are now
in effect since the introduction of the Province’s new Greenbelt Act which was introduced in
2005.

While Niagara Falls is widely anticipated to become a popular destination for seniors and
retirees moving out of more central areas of the GGH, sustained economic growth within the
City’s rapidly service sector has, and will continue to attract a more youthful labour market
which also will need to be adequately housed and provided for. The provision of a wide
range of housing options that caters to the full spectrum of household types, has become,
and indeed will remain, one of the most significant growth challenges for the City as it seeks
to further develop its economic base.
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Our analysis suggests that Niagara Falls does not currently have a sufficient amount of
residentially zoned and designated land development opportunities to accommodate 25-
year forecasted growth levels. Based on our assessment of the existing land supply, the City
of Niagara Falls has the theoretical potential to accommodate some 10,000 new units. This
estimate is based on an assumption that Niagara Falls will begin to realize higher density
patterns for new greenfield-type development land (i.e. densities in accordance with the
new PTGP requirements), and will also see townhouse and apartment development being
fully realized within areas that have been pre-zoned for such uses. Our demand forecasts,
on the other hand suggest that trends in population growth, household size, and
accelerated market demand for housing in Niagara Falls will create the need for between
13,700 to 16,500 new units in the City, which is approximately 3,700 to 6,500 units less than of
the “theoretical” supply potential.

In terms of addressing the more immediate term (i.e. the next 10 years), the City of Niagara
Falls has approximately 3,120 un-built housing units in registered or draft plan approval
stages. Based on our estimates of between 500 to 600 new unit per year, this represents
approximate 5.5 years of housing inventory. Assuming a more conservative estimate based
on 10 year historic levels of 275 units per year, the City has just barely enough unit growth
capacity to achieve its 10 year provincially mandated growth requirement (11.3 years)

In addition to the 3,120 units in the approval process, the City maintains a rather large
inventory of privately owned “raw land” that is designated for residential purposes, but for
which no formal development applications presently exist. While these lands may be
designated for residential development, the location of some of these lands is constrained
by the absence of necessary municipal servicing. This ultimately limits their utility in terms of
accommodating near-term growth requirements.

In our assessment of short-term (i.e. 10 year) housing supply, we have conservatively
assumed that approximately 2,560 of the 4,650 (or 55%) of the raw land units could potential
become “activated” within the 2007 to 2016 period. In addition, we have also considered
the fact that Niagara Falls has already pre-zoned a significant amount of land for the
purposes of intensifying strategic parts of City with townhouse and other apartment-type
units. Over the next 10 years we have assumed that one-third of these pre-zoned units
equalling 400 units could be activated and introduced into the formal development
pipeline. On a combined basis (register, draft plan approved, raw land and prezoned units),
City of Niagara Falls has just enough residential units to accommodate 10 years of future
growth demands. That said, the Provincial Policy Statement requires that municipalities
maintain at all times a minimum 10 year supply of lands designated and available for
residential development. Over the next year, it is our professional opinion the City should be
looking to augment its un-built unit inventories with additional capacity. To do so, it must
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begin to carefully consider where additional growth capacity can best be accommodated.
While the City has already taken proactive steps to pre-zone lands to stimulate row and
apartment-type infill units, the City also needs to remain cognizant of broader market
expectations (or market demands) that favour lower density forms of housing in the City.
Historically singles and semis have represented between 70 to 80% of all new homes built on
an annual basis. The ability to accommodate these types of housing units - in a manner that
supports the efficient and timely use of land - must weigh heavily into any future discussions
about where growth in Niagara Falls should best occur.

It is our contention that lands within the existing built up area should be considered a
preferable alternative to urban expansions, particularly those involving the encroachment of
urban uses into good quality agriculturally designated lands. In the case of Niagara Falls this
is particularly true in light of the growing importance that agriculture - and indeed, agri-
tourism - plays in shaping the on-going economic revitalization of the Region as a whole.

Employment (Industrial) Land — How Much is Required to Support Economic Growth?

Niagara Region is widely considered to be among the most vibrant economic areas of the
country. In 2007 the Conference Board of Canada rated the Niagara Region as the fourth
fastest growing economy in the country, behind Calgary, Edmonton and Vancouver. The
City of Niagara Falls has been, and continues to be a major contributor to the overall
economic prosperity of the Region. The tourism sector continues to be the main economic
driver. New attractions such as the Fallsview Casino, Great Wolf Lodge and other major re-
investment initiatives taking place across virtually all sesgments of the hospitality sector have
helped to re-position and invigorate Niagara’s brand as a “must-see destination” on the
world stage. New investment in the sector, combined with other on-going and planned
infrastructure projects throughout the Region will have a significant impact on future
economic spending patterns, providing additional and sustained growth stimulus for both
businesses and households alike.

While the tourism and service sector continue to gain ground, other sectors have not keep
pace. Over the 1991 to 2001 period Niagara Falls shed nearly 1,700 manufacturing jobs. This
represents a reduction of more than one-third of all jobs in that sector alone. Over the next
five years the prospects for manufacturing employment remain below par. Based on the
Conference Board of Canada’s 2007 Metropolitan Outlook, Niagara Region is expected to
see more than 4,000 jobs eliminated from the manufacturing sector. Moreover, these losses
are not expected to be off-set by the new job growth in other complementary sectors that
traditionally locate within industrial areas such as transportation, construction, wholesale
trade and other large space extensive businesses.
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The City of Niagara Falls has a large inventory of vacant employment lands designhated to
support future industrial growth. Based on current (2007) estimates, a total of +565 gross
hectares (£1,400 gross acres) of vacant greenfield land is currently designated for “industrial”
use within the City’s urban boundary. Assuming that build-out of these lands would involve
the introduction of roads, services, storm water management facilities, and some additional
reductions for environmental considerations; we have determined that the net developable
land base for end-users in the City of Niagara Falls is in the order of +455 net developable
hectares (£1,125 net developable acres).

The extent to which this land base can be utilized is ultimately dependent on the scale of
economic growth, and the level of job creation achieved within specific business sectors
that are permitted on such lands. In recognition that Niagara’s economy will continue to
transition toward more “service-based” employment, including those serving local residents
and tourists, we have prepared employment growth forecasts that recognize the distinctions
between different general land use categories. In doing so, we have isolated the volume of
job growth anticipated over the 2007 — 2031 period for industrial-based employment growth.
Our forecasts indicate that jobs within sectors that rely heavily on industrial lands would
require a total land area of + 40 net hectares (x90 net acres) over the next 25 years.

Clearly the City’s vacant land supply 454 net hectares (1,125 net acres) far exceeds what
could reasonably be absorbed over the long-term. Even under a more aggressive growth
scenario, whereby Niagara Falls captures a greater share of Regional growth, the “up-set”
amount of land that would likely be developed over the next 25 years is estimated at + 80
net hectares (x200 net acres), which still represents less than 20% of the City’s current vacant
and developable industrial land base.

Our analysis confirms that Niagara Falls should be looking toward more effective, and
indeed more efficient use of its overall land base. In doing so, we would suggest that
conversions of selected industrial areas could be considered an appropriate planning
approach for dealing with the mounting growth pressure that exists for residential
development in the City over the medium to long-term. While we acknowledge that the
City is over-supplied, it is important to recognize that residential developments cannot simply
be the de facto land use for vacant industrial land. Industrial land conversions should only be
considered as part of the municipal comprehensive review process, and as such, should be
evaluated periodically, every five years, to address the prevailing and changing economic
circumstances both locally and regionally, as well as nationally and internationally. It
remains our view that the City should continue to maintain a long-term perspective on its
overall employment land supply. In doing so, it should continue to protect its employment
land base, maintaining a land reserve above and beyond what is required in order to ensure
that it can adjust quickly to changing economic circumstances.
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Conversion of Selected Employment Areas - Is it Appropriate?

In light of our analysis, our report has evaluated the merits of permitting comprehensively
planned residential-oriented communities within two selected areas of the City that are
currently designated in the Official Plan as “Industrial”. In our report we have considered the
supporting background and technical information submitted by Thundering Waters
Development Corporation and Warren Woods Developments, within the context of the new
Places to Grow Plan, which now provides six criteria (or “tests”) that need to be addressed in
order to advance an employment land conversion application. In preparing this evaluation,
we have determined that both applications (as proposed) are indeed warranted, and that
the number and type of units which have been indicated are appropriate in light of
anticipated long-term housing shortfalls on the one hand, and the extensive industrial land
surpluses on the other.

Having considered the locational attributes of both the Warren Woods and Thundering
Waters sites, we believe that these lands are unlikely to be developed - in their entirety — in
accordance with their current OP industrial designation. We would caution, however, that a
portion of the Warren Woods site, specifically the portion which fronts directly onto Montrose
Road and which extends westerly to the Provincially Significant Wetland, should be retained
for “industrial” development purposes in accordance with its current OP designation. This
portion of the site, in our opinion, is afforded exceptional QEW exposure, and constitutes one
of the best industrial development parcels now available in the entire City. Lands to the
west however, are better suited for residential uses as proposed. We believe that such uses
are generally supportive of the emerging and planned residential development patterns
immediately to the north; and would also help to stabilize the planned function of other
neighbouring and nearby commercial uses, such as Niagara Square Shopping Centre.

With respect to Thundering Waters, we believe that the application represents an
appropriate use of an industrial area that does not have the locational attributes to develop
into a fully-functioning business park, nor do we believe that there is their sufficient market
growth available in the industrial sector in Niagara Falls to actually advance this scale of
development over a reasonable timeframe. Residential uses on this site, in our opinion,
represent a logical southward extension of residential-oriented uses already established in
the Drummond Planning District. While we recognize that there are some existing industrial
uses on adjacent properties, appropriate buffering and land use controls should be a pre-
condition of development in order to mitigate the impacts that any future residential uses
could potentially have on the long-term sustainability of these businesses.
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Urban Boundary Expansion — Does Niagara Falls Need More Urban Land?

While industrial land conversion opportunities in Niagara Falls such as Thundering Waters and
Warren Woods should be pursued as a means of making more effective use of the City’s
employment land surplus, our analysis indicates that other lands will also likely be required to
fully address the amount of housing growth over the long-term. While an estimated 3,300
new units will be developed through conversion of industrial lands under the Warren Woods
and Thundering Waters applications, the City of Niagara Falls will still maintain a short-fall
position of low and medium density units, in the order of 1,300 — 3,700 units over the next 25
years.

An application has been submitted by the North West Community Landowners Group
(NCLG) which seeks to establish residential uses on a 75 hectare (185 acre) site located
between Kalar Road, Mountain Road, the QEW and the Hydro Corridor. These lands are how
outside the existing urban boundary. The lands are designated “Good Agricultural Land”
under the City’s OP, but over the years a number of urban-type uses have been developed,
including: Club Italia, the Redeemer Bible Church, the Shady Oaks Trailer Park, the Regency
motel and a number of underutilized sports fields. The applicant is seeking to re-develop the
lands as a residentially oriented “adult lifestyle” community comprising some 1,400 units, as
well as some £22,000 square metres of non-residential space.

In addition to the NCLG lands, the City has also received numerous other applications and
development inquires from land owners outside the urban boundary. For example, an
application has been recently submitted on the Materson Farm lands in the vicinity of Kalar,
Mountain, and Garner north of the Hydro corridor for purposes of a golf course
complemented by an unspecified number of luxury residential golf villas. Elsewhere, the City
has also been asked to consider the merits of other applications south of Lyon’s Creek that
also seek to bring lands into the urban boundary for residential purposes. Based on our
review of these planning submissions and the extent of residential land development and re-
development opportunities that exist inside the existing urban boundary, we do not believe
that alterations to the urban boundary are critically required at this time as a means of
effectively managing future growth. In fact we believe that growth outside the urban
boundary in the near to medium term may in fact have damaging impacts on the take-up
of more centrally located residential infill and re-development opportunities that exist within
the already built up areas of the City. As such, it is our opinion that such applications do not
represent good planning, and are not consistent with prevailing provincial policies growth
policies that emphasize infill, intensification, redevelopment and efficient use of existing built-
up areas.
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It is important to note that Niagara Region has identified and recent approved water
servicing upgrades in the northwest quadrant of the City to rectify existing deficiencies
related to some of the properties on the NCLG lands. Should these areas be fully serviced,
residential uses on a portion of these lands may be an appropriate means of dealing with
any residual short-falls over the long-term that cannot be captured by the Warren Woods,
Thundering Waters land, and indeed other parts of the City that could also be leverage for
housing purposes. We would advocate however that no residential development
whatsoever, take place on these lands in the near to medium term. With respect to the
merits of the proposed development, we do not believe that the applicant has adequately
represented the “need” for an adult-lifestyle community on these lands, nor have they given
appropriate consideration to the prevailing Provincial policy context which seeks to
physically contain growth and maximize the density yields for new housing on greenfield-
type lands. In addition to these concerns, the applicant, in our opinion, has not effectively
considered the potential ways and means that these lands could developed for other
purposes over the long-term, including a business park or a cluster of tourism-related
commercial uses, both of which, we believe could be feasible, if appropriately planned,
given the highly visible nature of the site on the QEW leading into the City of Niagara Falls.
Based on our review of their submission, we would suggest that an application to expand the
urban boundary at this time is premature, especially in light of other land development
opportunities that could be pursued elsewhere inside the City’s defined urban area. By
extension, this assessment of the NCLG lands would also apply to any other applicants in
Niagara Falls seeking planning approvals for residential-based developments on lands that
lie outside existing urban area boundary as delineated in Schedule A of the City’s current
Official Plan.

Recommendations

The following recommendations are brought forward to the City’s Growth Management
Strategy (“GMS”) for consideration and inclusion:

1. That the existing urban boundary for the City of Niagara Falls, as indicated in
Schedule A of the Official Plan, be maintained without modification, and that
selected lands inside the urban boundary be better rationalized from a land use
perspective in order to more effectively meet the anticipated volumes of residential
and industrial development over the next 25 years.

2. That the Warren Woods application in the Westland Planning Community be
considered an appropriate and efficient use of urban greenfield lands that provide
the appropriate scale and location for a comprehensively planned residentially-
focused community that contains a variety of urban land uses. It is recommended

] viii
urbanMetrics inc.

market, economic and strategic advisors




A Comprehensive Review of Long-term Residential and Employment Land Needs, City of Niagara Falls, Ontario

that the City of Niagara Falls move forward with this application for an Official Plan
Amendment to establish new residential uses on lands west of the Provincially
Significant Wetland that are now designated in the Official Plan as “industrial”,
however that lands to the east of Provincially Significant Wetland extending easterly
to Montrose Road and the QEW be maintained in accordance with their current
“industrial” designation.

3. That the City of Niagara Falls establishes a formal Secondary Planning study area
that includes the Warren Woods lands in their entirety, as well as any neighbouring
lands (as deemed appropriate by the City) that wil contribute toward the
development of a complete community. The Secondary Plan for this area should
be initiated by the City in accordance with Part 4, Section 3 of the Official Plan, and
should consider fully the following elements:

i. Structural Concepts (Goals & Objectives of the Plan)
. General Policies

i Intensification Policies
iv. Land Use Designations

V. Parks
Vi. Environmental Features and Natural Areas (linkages)
Vii. Schools

Viii. Road, Transit and Pedestrian Considerations
iX. Municipal Servicing Plans
X. Urban Design Guidelines

The Secondary Plan for this area can be conducted simultaneously with any
Municipal Class EAs related to any new municipal infrastructure designed to
accommodate or manage future growth in this area. No residential development
shall commence on any portion of the re-designated portion lands Warren Woods
lands prior to the successful completion and approval of the city led Secondary
Plan.

4. That the portion of the Warren Woods application that are already zoned and
designated “residential” be initiated and developed in advance of the re-
designated portion of the subject lands. In light of existing and planned servicing
considerations in the Garner Southwest Sanitary Servicing Area, it is anticipated that
development and build-out of these could occur within the 2011 to 2013 timeframe,
subject to all necessary Ministry of Environment (MOE) and Secondary Plan
approvals.
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5. That the Thundering Waters application in the Drummond Planning Community for a
comprehensively planned residentially oriented community be considered by the
City of Niagara Falls as an appropriate and efficient use of lands inside the urban
boundary, and that the subject lands be re-designated for residential oriented uses.

6. That the City of Niagara Falls establishes a formal Secondary Planning study area
that includes the Thundering Waters lands in their entirety, plus any other
neighbouring areas (that are deemed appropriate by the City) that will contribute
toward the development of a complete community. The Secondary Plan for this
area should be initiated by the City in accordance with Part 4, Section 3 of the
Official Plan, and should consider fully the following elements:

i. Structural Concepts (Goals & Objectives of the Plan)
. General Policies

il Intensification Policies
iv. Land Use Designations

v.  Parks
Vi. Environmental Features and Natural Areas (linkages)
vii.  Schools

Viii. Road, Transit and Pedestrian Considerations
iX. Municipal Servicing Plans
X. Urban Design Guidelines

The Secondary Plan for the Thundering Waters area can be conducted
simultaneously with any Municipal Class EAs related to new municipal infrastructure
required to support residential growth. No development shall commence on any
part of the Thundering Waters site prior to the receipt of all necessary MOE
approvals, and final approval of the Secondary Plan by the City.

7. That the Thundering Waters Secondary Plan incorporate the appropriate phasing
that stages development from north to south. Based on existing and planned
servicing considerations, it is recommended that the land north of the Conrail Drain
must be developed in advance of any residential development to the south. Based
on servicing considerations and the MOE approvals required, it is anticipated that
development staging in the north end would reasonably fall within the 2014-2016
timeframe, whereas the larger area to the south would require a longer
development perspective, stretching from 2017 to 2024.

8. That Schedule B of the City of Niagara Fall’s Official Plan be amended to
incorporate the Thundering Waters Lands as a distinct serving area, recognizing its
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10.

11.

12.

13.

newly defined planning function as a residential-oriented community of the
Drummond Community Planning District. It is further recommended that the
following sequencing be considered in the City’s forthcoming Official Plan Update:

i. Southwest Service Area

i. Thundering Waters Service Area
i Grassy Brook Service Area
iv. Chippawa Service Area

V. Long-term Municipal Service Area

That vacant and available industrial lands in the Stanley Avenue Business Park and
the Montrose Business Park (including adjacent industrial parcels to the south) be
promoted by the City of Niagara Falls as the primary location for new and
expanding industrial-oriented businesses in the City of Niagara Falls, and that efforts
be made to ensure that these business parks strive toward the achievement of full
build-out within the next 25 years.

That vacant industrial land parcels in the west-end of the City (generally bounded
by McLeod Road, Chippawa Creek Road, Thompson Creek and Thorold-Town Line
Road) be maintained for strategic, long term industrial and economic development
purposes in order to ensure that a broad range of general industrial uses are
attracted to, and indeed maintained within the City of Niagara Falls, especially
“dry” industrial businesses that may require extensive outdoor storage areas.

That the existing vacant industrial lands in the northwest quadrant of the QEW and
Lyon’s Creek Road /Biggar Road be maintained for long-term industrial land
development purposes, and that priority be given to prestige-type industrial uses as
well as campus-type corporate office developments. Consideration for business
and prestige industrial uses can and should also be given to lands fronting onto the
QEW, including those that are currently designated for tourist commercial and resort
commercial purposes. Such uses however should be considered on a case-by-case
basis.

That urban boundary expansions in the City of Niagara Falls not be considered at
this time, and that all municipal planning and servicing resources for purposes of
residential growth be directed exclusively toward land inside the urban boundary to
ensure that the Provincial planning policy objectives for infill and intensification are
achieved in Niagara Falls, when and where feasible.

That the lands referred to in this report as the Northwest Community Landowners
Group (NCLG) be maintain as per their current rural designation (“Good
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Agriculture”). Consideration of future urban boundary expansion involving all or any
portion of these lands should be deferred to the next municipal comprehensive
review, or alternatively when the municipality is no longer able to support its 10-year
housing requirements as per Section 1.4.1 of the Provincial Policy Statement.
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1. Introduction

urbanMetrics inc. (“urbanMetrics”) was retained by the City of Niagara Falls, Ontario in
January 2007 to undertake a comprehensive review of the City’s residential and
employment (“industrial”) land supply. This study will be an input into a Growth Management
Strategy for the City of Niagara Falls, and also provides a consistent framework for evaluating
a number of applications to re-designate employment lands for residential use.

This study provides a thorough analysis of the City’s long-term requirement for both new
housing, as well as serviced industrial employment land for the period 2007 to 2031. Our
analysis has relied on a combination of both City-prepared background documents, and
third party sources that provide us with an understanding of local economic growth
prospects in southern Ontario, and Niagara Region in particular.

1.1 Background

The City of Niagara Falls, Ontario is one of 12 local area municipalities within the Regional
Municipality of Niagara (“Niagara Region” or “the Region”). As the second most populated
municipality (next to St. Catharines), the City of Niagara Falls (the “City”) has, and will
continue to be, a prominent growth centre for the Region as a whole. Over the next thirty
years it is also expected that the Niagara area will take on an increasingly more central role
in accommodating future growth within southern Ontario as a whole, and the Toronto-
centred region in particular, which is now widely referred to as the “Greater Golden
Horseshoe” (or the “GGH?”).

In 2006, the Province of Ontario approved the Places to Grow Growth Plan for the Greater
Golden Horseshoe (referred to throughout this report as, “the PTGP” or simply “the Plan”).
The adoption of this document last summer, along with several other recent policy and
legislative initiative such as the Places to Grow Act, Greenbelt Act, the new Provincial Policy
Statement (“PPS”), have formally re-established the Government of Ontario as the primary
agent for dealing with urban and rural growth management issues. The Province, under the
direction of the Ministry of Public Infrastructure Renewal (“MPIR”), has identified the need for
a consistent and co-ordinated regional planning approach, particularly in and around the
Toronto-centred region, where new (and replacement) infrastructure is urgently required in
order to accommodate healthy population growth, and to sustain the economic
competitiveness of the region and the Province as a whole.

The establishment of the Greater Golden Horseshoe - an area that stretches from the
Niagara Peninsula to the south-end of Georgian Bay, and from Wellington County to the
Kawarthas - provides a single planning district incorporating 16 upper or single-tier

urbanMetrics inc.

market, economic and strategic advisors




A Comprehensive Review of Long-term Residential and Employment Land Needs, City of Niagara Falls, Ontario

municipalities. The creation of this new GGH region is intended to provide greater co-
ordinating authority to the Province with regards to an increasingly larger, more complex,
and inter-connected urban region.

The Plan is intended to direct specific levels of growth to areas that are supported by
appropriate infrastructure, thereby avoiding the consequences of un-managed growth that
could potentially threaten the environmental, social and economic well-being of Canada’s
most populated region.

As per the policies and objectives contained in the new PTGP, all municipalities within the
GGH are now required to bring their Official Plans into full conformity with the approved Plan
within a three-year period (or by mid-2009). In doing so, all municipalities, including both
“upper-tier” municipalities (such as the Region of Niagara) and “lower-tier” municipalities
(such as the City of Niagara Falls), will need to undertake the necessary growth
management background analysis and strategy work to ensure that their Official Plans are
appropriately aligned with the objectives, policies and targets set out in the new PTGP.

A central feature of the PTGP is the inclusions of detailed forecasts of both population and
employment growth. These forecasts, which are contained in, and referred to as, “Schedule
3” of the PTGP, are broken down by each “upper tier” municipality within the Greater
Golden Horseshoe for the period 2001 to 2031. These forecasts were the result of extensive
background analysis undertaken by Hemson Consulting Ltd. on behalf of the Province, and
involved a consultation process that involve all 16 regional (i.e. “upper-tier”) planning
authorities that now make up the defined GGH area.

Between 2001 and 2031 the GGH is anticipated to absorb an additional 3.7 million people. In
turn, this level of population growth, which is propelled by significant net in-migration, will
drive the need for an additional 1.75 milion new jobs in the economy. By 2031 the
population of the GGH is estimated to reach 11.5 million persons, and will be complemented
by an employment base of some 5.6 million jobs.

With a total population of 427,000 and 186,000 jobs in 2001, the Region of Niagara now
occupies a relatively small share of the total population and employment base of the GGH.
Over the 2001 to 2031 forecast period, Niagara Region, according to the PTGP, is expected
to add approximately 84,000 new residents and 32,000 jobs. This policy-based allocation of
growth for the Region now represents the starting point for developing workable population
and employment forecasts for the local area (“lower-tier”) municipalities, including the City
of Niagara Falls. In effect, the PTGP forecasts represent the “working numbers” that all
municipalities must now tie-back to in the development of formal growth management and
Official Plan (OP) updates. These studies are to be competed and approved by the
Province over the next 2.5 years.
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1.2 Purpose of this Study

The City of Niagara Falls is committed to ensuring that its Official Plan is updated within the
time frame specified in Section 1 of the Place to Grow Plan. The City has now formally
initiated its Growth Management Strategy (“GMS”), which is being led by Meridian Planning
Consultants Inc., and will involve input from MRC, R.V. Anderson & Associates, the Centre for
Spatial Economics and urbanMetrics inc. This study is intended to provide input to that
process, leading to the necessary policy revisions to the City’s OP.

While Niagara Falls is moving forward with its GMS, there are currently two large, active
development applications circulating within the City’s development approval process.
These two applications involve the re-designation and re-zoning of lands within the City’s
current urban boundary, and seek to convert lands from an employment-oriented land use
(i.e. “industrial”) designation to uses that are largely residential in nature.

The completion of a full and rigorously developed GMS for a Niagara Falls requires a more
extensive study process (encompassing empirical research, servicing and transportation
analysis, community consultation and policy review). In addition, the Region of Niagara has
also initiated its own separate Growth Management Strategy. The City of Niagara Falls, at
the request of the two developers, has also agreed to engage urbanMetrics as a “first step”
to evaluate the merits of the two conversions, and determine whether they should be
incorporated into the Growth Management Strategy and Official Plan updates as proposed.
These applications are referred to in this report, and are known locally in the City of Niagara
Falls as, “Thundering Waters” and “Warren Woods”. These applications are described below
and their locations are indicated on the Map 1 on page 5.

e The Thundering Waters site comprises some 249 gross hectares (615 gross acres) of
largely vacant and under-utilized land in the vicinity of Dorchester Road, between
Chippawa Parkway and Oldfield Road. The lands are located immediately west of
the new Thundering Waters Golf Course, and are also adjacent to the Stanley
Avenue Business Park. The lands are bisected by a CP Railway line spur that traverses
the site diagonally in a northeast to southwest direction. The Thundering Waters lands
comprise an extensive amount of “Greenfield” land, which includes parcels that
have been identified by the Region of Niagara as Environmental Conservation Area
(“ECA”). The Thundering Waters lands also include extensive “Brownfield” areas,
including lands formally occupied by a number of older industries as well as portions
of an existing railway spur. The lands under application include the lands currently
occupied by Chem-trade, the operator of a chemical transportation and distribution
facility situated near the corner of Oldfield and Drummond. The applicant for the
Thundering Waters site (“Thundering Waters Development Corporation”) is proposing
the creation of a new residential community comprising some 3,300 residential units,
supported by neighbourhood-serving commercial and institutional uses such as
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schools and potentially a community centre. The proposed development concept
also includes five neighbourhood parks. A significant portion of the site will be
retained as environmentally sensitive areas. Based on the preliminary development
concept included as part of the Applicant’s August 2006 submission, the residential
density to be achieved (excluding open space, non-res and other considerations) is
estimated at 20 units per hectare. It is our understanding, that the extent of the site
could potentially be expanded to include a humber of other “active” industrial-type
properties fronting onto the east side of Dorchester, as well as other “inactive” and
undeveloped lands along Dorchester further to the south. The inclusion of these
additional lands would in all likelihood add even more housing units to the 3,300 units
being proposed by Thundering Waters. These additional units, since they are not
formally part of the application, have not been formally evaluated in this assessment.

o The Warren Woods site is comprised of some 130 gross hectares (320 gross acres) of
undeveloped land in the vicinity of Montrose Road and Brown Road. A portion of the
lands in the Warren Woods application are currently designated for residential use.
The balance of the lands, which include a 75 gross hectares (185 gross acres) are
designated “industrial” in the City of Niagara Falls Official Plan. These lands include
an extensive amount of green space which the applicant has preserved in its
proposed concept. The total “developable” portion of the site under which the
applicant is seeking approvals to convert industrial land to residential use involves
some 55 gross hectares (136 gross acres). These lands include a portion of
developable area that fronts onto the Queen Elizabeth Expressway (“QEW?”), just
north of Brown Road. In total, the applicant for the Warren Woods is proposing to
develop between 1,000 and 1,375 units, plus an estimated 19,000 square metres
(200,000 square feet) of non-residential (i.e. commercial and/or institutional) uses.
The applicant is also in the process of advancing a draft secondary plan “concept”
for a much larger area, which encompasses lands that fall within the boundary of
McLeod Road, Chippawa Creek Road, Montrose Road and Garner Road.

In addition to these two applications involving lands inside the urban boundary, the City of
Niagara Falls has also asked urbanMetrics to consider the need for, and the potential
impacts of, expanding the City’s existing urban boundary outward to potentially include
new urban areas. The City of Niagara Falls’ Planning Department is now beginning to see
increased interest and “pre-development” activity involving several large parcels of land
that sit beyond the current urban boundary, such as the North West Community Landowners
Group (lands bound by Mountain, Kalar, the QEW and the Hydro Corridor) and the
Masterson Farm lands (lands located south of Mountain, between Kalar and Garner).

While the City continues to experience development pressure from landowners outside the
urban boundary, the question remains: are any of these lands actually required in the first

urbanMetrics inc.

market, economic and strategic advisors




A Comprehensive Review of Long-term Residential and Employment Land Needs, City of Niagara Falls, Ontario

place to accommodate projected long-term housing growth? The City has asked
urbanMetrics to formally test and evaluate the need for one such application, the Northwest
Community Landowners Group. In effect, this application will serve as the “proxy” for all
other development applications outside the urban boundary. With the consent of the
Northwest Community Landowners Group (NCLG), our firm has provided an assessment of
the “need” for the NCLG proposal, which includes some 1,420 housing units and 22,000
square metres of non-residential space. This project is describe in more detail below and is
shown the following Map 1.

Map 1 — Major Residential Land Conversions now Proposed in Niagara Falls

e The Northwest Community Landowners Group (“NCLG”) site is situated in the City of
Niagara Falls’ north-end and is comprised of approximately 75 hectares (185 acres).
The NCLG lands are currently used for a variety of purposes, including: the Club Italia
Community and Cultural Centre, the Redeemer Bible Church, the Regency Motel,
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Shady Oaks Trailer Park, the (abandoned) Cupolo Sports Park, a soccer pitch and
three separately owned residential properties. The NCLG lands are situated in the
south-west quadrant of the Mountain Road and QEW interchange and are bound by
Mountain Road to the north, Kalar Road to the west, Montrose Road to the east, and
the Hydro Corridor to the south. Despite being largely developed, the lands are
currently designated as, “Good General Agricultural Lands” in both the Region of
Niagara Policy Plan and the City of Niagara Growth Plan. The applicant, or in this
case a land-owners group, is seeking an Official Plan Amendment that would bring
the property into the City of Niagara Falls’ urban area. In doing so, it is proposed that
the lands would be redeveloped to include some 1,420 residential units, in addition to
some 22,000 square metres (237,000 square feet) of non-residential commercial,
community and institutional-type space.

In light of these three large development applications, the City of Niagara Falls has initiated
this study as a means of reviewing the overall need for residential and employment land in
the City of Niagara Falls over the 2006 to 2031 planning period. The “adequacy” of the
existing residential supply (measured in potential developable units) and the “adequacy” of
employment land supply (measured in terms of net developable industrial hectares/acres) is
assessed in this report. This comprehensive land needs study is designed to determine first
whether there is a surplus or a deficiency of residential and employment land to support the
long-term growth forecasts for Niagara Falls, and secondly, whether these applications, as
proposed, are in fact appropriately aligned with the growth prospects for Niagara Falls. The
over-riding focus of our study is the determination of the appropriate amount of land
needed to support balanced growth in accordance with the principals of developing
complete and compact communities which are discussed in the new PTGP.

Our study looks at the current residential and employment land supply in Niagara Falls, and
therefore provides estimates of future land and dwelling unit needs that will support growth.
Our study has also been designed to be “comprehensive” in scope. In fact, the Places to
Grow Plan now formally requires that a “Municipal Comprehensive Review” be undertaken
prior to the conversion of any employment lands within the GGH, save and except those
that are located in “downtown areas” or “regeneration areas”. Neither the Thundering
Waters nor the Warren Woods lands, in our opinion fall within the definition of either of these
two types of urban-areas as defined in the PTGP.

With respect to employment land conversions, Section 2.2.6 of the PTGP indicates that:
Municipalities may permit conversion of lands within employment

areas, to non employment uses, only through the a municipal
comprehensive review where it has been demonstrated that —
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a) There is a need for the conversion

b) The municipality will meet the employment forecasts allocated to
the municipality pursuant to [the] Plan

c) The conversion will not adversely affect the overall viability of the
employment area, the achievement of intensification targets,
density targets and other policies of [the] Plan

d) There is existing or planned infrastructure to accommodate the
proposed conversion

e) The lands are not required over the long term for the employment
purposes for which they are designated

f) Cross jurisdictional issues have been considered.

As part of this undertaking, urbanMetrics has evaluated the appropriateness of both the
Thundering Waters and the Warren Woods applications, focussing on the components of
each project that directly involve conversion of designated employment lands to another
use. Our study also evaluates the extent to which additional housing units may be needed in
Niagara Falls to accommodate long-term (i.e. 25-year) population growth to 2031 as
another means of testing the need for these conversions. In effect, our report is intended to
be both a “peer review”, and a “municipal comprehensive review” for the City of Niagara
Falls.

Our study critically assess the supporting background work submitted by Clayton Research
(on behalf of Thundering Waters) in June 2006; the Planning Partnership & Cushman
Wakefield LePage (on behalf of Warren Woods) in January 2007; and Hemson Consulting
Ltd. (on behalf of the Northwest Community Land Owners Group) in December 2006. At the
same time, our report is also intended to provide the City with an independent,
market/policy based assessment of the adequacy of the City’s land and housing supply vis-
a-vis its long-range growth potential.

The outcome of this study is intended to provide guidance to the City and the Region with
respect to the following:

1. The amount of population and employment growth that can be expected in the
City of Niagara Falls between 2007 and 2031.
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2. The extent to which additional housing supply is required within the existing urban
boundary to meet the future housing needs of local residents.

3. The long-term impact, if any, stemming from the conversion of these lands from an
employment-oriented use to residential and/or other non-employment generating
uses (i.e. open space, recreation, etc.). This includes a thorough assessment of the
amount of “industrial” (aka “business park” and “employment area”) land that will
be needed to support long-term job growth in sectors such as manufacturing,
construction, transport, warehousing and wholesale trade which typically require
serviced industrial land.

1.3 Structure of the Report

This report has been prepared in five distinct sections.

e Section 1 of this report includes the foregoing introduction, study purpose and
background review.

e Section 2 of the report provides discussion related to the policy context as it pertains
to residential and employment lands. This section highlights key Provincial, Regional
and City policies that relate to growth management and economic development.

e Section 3 introduces the residential needs analysis based on demand projections and
residential land supply. It also assesses the applications for major residential
conversions in Niagara Falls.

e Section 4 assesses the employment land needs analysis. It provides historical context
of employment trend, as well as forecasts employment (industrial) land demand and
the adequacy of these lands to support economic growth in the City.

e Section 5 discusses provides our recommendations with to the applications and the
implications that our Comprehensive Review has on the City’s overall Growth
Management Strategy and Official Plan update.
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2. Policy Background

The City of Niagara Falls is undertaking a new Growth Management Strategy (“GMS”) to
provide input to an Official Plan update for the City. This GMS is being prepared by Niagara
Falls in order to bring its existing policies into conformity with the new Places to Grow Plan,
which now mandates full municipal conformity by mid-2009.

While Niagara Falls is moving forward with its own GMS, it is cognizant of a similar, parallel,
and indeed larger process being undertaken by the Region of Niagara. At this time, the
Region is still in the process of developing its own GMS framework. The completion of the
Region’s strategy - including the preparation of population and employment growth
forecasts by local area municipality - is still several months from completion. Our study is
intended to be a pre-cursor to this exercise, designed to be an “informed input” to the local-
area allocations of population and employment growth for the Region.

In this section of the report we have summarized the key policies related to effective land
use planning, and growth management in the Province of Ontario. Over the past several
years, there have been numerous major Provincial policy changes. Starting in 2005 with the
release of a new Provincial Policy Statement (“PPS”), and the subsequent passing of the
Greenbelt Act, 2005, which establishes a rigid urban/rural growth boundary, the Provincial
Government of Ontario has now firmly re-asserted itself into the municipal planning process
stipulating a general need for consistency with respect to managing how, when and where
urban growth and development can occur.

While the PPS and the Greenbelt Act have significant growth implications for municipalities,
the most fundamental change in recent years has been the approval of a new super-
regional plan designed to manage growth in and around Toronto - an area that is now
commonly referred to as, “the Greater Golden Horseshoe” (or “GGH”). This new plan,
approved in mid-2006 and entitled, the Places to Grow Plan for the Greater Golden
Horseshoe (“PTGP”), provides a top-down planning vision for the GGH and establishes a
policy framework for region-wide growth management out to the year 2031. Through the
Plan, the Province has now clearly communicated to all upper, single and lower- tier
municipalities across the Greater Golden Horseshoe the specific measures and targets that
must be adhered to by local and regional planning authorities in order to achieve more
compact urban development.

The remainder of this section sets the overall policy context related to employment and
residential land development in Ontario, Niagara Region and Niagara Falls. It considers the
specific policies at each level that provide the overall framework for making informed
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decisions about long range planning and the pursuit of wiell-balanced, sustainable and
healthy communities.

2.1 Placesto Grow Plan (2006)

In June 2006 the Province of Ontario approved the Places to Grow Plan for the Greater
Golden Horseshoe (the “PTGP” or “the Plan”). The new Plan requires all upper, single and
lower-tier municipalities within the Greater Golden Horseshoe to modify and update their
Official Plan documents and bring them into full conformity with policies and targets of the
new Provincial Plan.

2.1.1 Places to Grow Population and Employment Forecast (Schedule 3)

Schedule 3 of the PTGP includes the population and employment forecasts for 16 upper and
single tier municipalities in the GGH, including the Region of Niagara.

Section 2.2.1.1 of the PTGP requires that these forecasts be used for all upper- and single-tier
municipalities for the purposes of planning and managing growth in the Greater Golden
Horseshoe. The following table, extracted from the PTGP summarizes the 2001 to 2031
forecasts for Niagara Region. These forecasts now represent the policy numbers which the
Region is formally required to plan for. These numbers are intended to be incorporated within
the Region’s updated Official Plan.

Employment and Population Forecast for Niagara Region (“Schedule 3”)

Employment Population

2001 186,000 427,000
2011 201,000 442,000
2021 209,000 474,000
2031 218,000 511,000

Based on the above “Schedule 3” forecasts, it is anticipated that growth in Niagara Region
would be somewhat limited between 2001 and 2011, growing by about 15,000 persons over
this period. This rate of annual growth (0.8%) amounts to approximately 1,500 new persons
per year.

Beyond 2011, the rate of growth in the Region is expected to accelerate. Between 2011 and
2021, for example, the rate of annual growth is expected to increase upwards to 3,200
persons per year, then accelerating again to an even greater rate of 3,700 persons per year
over the subsequent 2021 to 2031 period.

In simple terms, the PTGP forecasts, as they are laid-out in the Plan, assume that the so-called
“outer-ring” of the GGH (which includes Niagara Region), will experience somewhat
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moderate growth in the near term. This moderate level of growth has been built into the
GGH forecasts to allow for increased intensification, and accelerated build-out of the more
central regions of the GGH (i.e. the “inner-ring” municipalities, which include: Toronto, York,
Durham, Peel, Halton and Hamilton - this area is also referred to in the Plan as the “GTAH” 2).

The plan anticipates that the inner GTAH, will grow by over 1.0 milion persons in the 2001-
2011 period, whereas the “outer-ring” will grow by only 250,000 persons over the same time
timeframe. As time moves forward, and as the opportunities for intensification within the
GTAH are reduced, the Plan assumes that Niagara Region along with several other key
outer-ring municipalities, particularly Simcoe County (including Barrie), and Waterloo Region,
will begin to play an expanded role in accommodating growth in terms of both population
and employment.

2.1.2 Urban Growth Centres

One of the cornerstones of the PTGP is the establishment of 25 Urban Growth Centres
(“UGCs”). These UGCs are spread out across the entire GGH area, albeit only 8 UGCs are
situated within the outer-ring portion of the GGH.

The UGCs are identified in Schedule 4 of the PTGP. They represent important “downtown”
and “secondary centres” within the GGH, and are intend to be those areas that are best
suited to both accommodate and achieve urban intensification goals and targets set forth
in the Plan.

Section 2.2.4 of the PTGP indicates that Urban Growth Centres will be planned -

a) As the focal areas for investment in institutional and region-wide public
services, as well as commercial, recreational, cultural, and entertainment uses

b) To accommodate and support major transit infrastructure

c) To serve as high density major employment centres that will attract
provincially, nationally or internationally significant employment uses

d) To accommodate a significant share of population and employment growth

With respect to Niagara Region, Downtown St. Catharines is the only UGC established in the
Region.

2 GTAH refers to the five municipalities that make put the Greater Toronto Area, plus the City of Hamilton.

. 11
urbanMetrics inc.

market, economic and strategic advisors




A Comprehensive Review of Long-term Residential and Employment Land Needs, City of Niagara Falls, Ontario

According to the policies of the PTGP, there are three different types of UGCs, each
requiring a different “minimum density target” to be achieve by 2031 or earlier. The five
UGCGC:s in the City of Toronto, for example, are identified as the highest order centres capable
of supporting and achieving the most significant degree of urban intensification, reaching a
minimum density of 400 residents and jobs combined per hectare by 2031. The second
category, which includes a number of “905” downtowns and secondary centres such as
Downtown Brampton, the Mississauga City Centre, Downtown Burlington, Midtown Oakville,
Downtown Kitchener, Uptown Waterloo and Downtown Hamilton mandates that a minimum
density target of 200 residents and jobs per hectare be achieve by 2031. The third category
which includes Downtown St. Catharines, as well as Downtown Barrie, Downtown Guelph
and Downtown Brantford, has the least onerous minimum density target, requiring each to
achieve a minimum of 150 residents and jobs by 2031.

Under the PTGP, neither the City of Niagara Falls’ downtown area, nor its commercial tourist
area (situated adjacent to the Falls and along Lundy’s Lane), have been identified in the
Plan as an UGC. As such the City of Niagara Falls, unlike most other similar sized urban-
based municipalities in the GGH, does not carry the formidable challenge of re-directing
and concentrating future growth within a specific and provincially-defined area of the
municipality.

2.1.3 General Intensification

While urban growth centres are an integral part of the PTGP, the Plan also emphasizes the
importance of intensification, and the optimization of developable land supplies within
existing urban boundaries over the next 25 years. Much of Plan, in fact is predicated on the
notion that intensification of existing built-up area can, and indeed, must be developed
more extensively and efficiently in order to accommodate a significantly higher share of
future growth relative to past trends that have shaped the current structure of the GGH.

Section 2.2.3.1 of the PTGP stated that -
By the year 2015, and for each year thereafter, a minimum of 40 per cent of all
residential development occurring annually within each upper- or single-tier

municipality will be within the built-up area3

The City of Niagara Falls, has established an urban boundary which is intended to be the
primary area of all urban-related growth and physical development.

3 The definition of the Built-up Area is defined in the PTGP as: “all land within the built boundary”. The Built Boundary
is defined in the plan as: “The limits of the developed urban area as defined by the Minister of Public Infrastructure
Renewal in accordance with Policy 2.2.3.5.” These boundaries are currently being established by MPIR with affected
municipalities.
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At the present time, the urban boundary contains a significant amount of “greenfield”,
“brownfield” as well as “greyfield” land development opportunities. While greenfield areas
are most prevalent in the southern and western portions of the municipality, the City also has
an extensive inventory of brownfield and greyfield lands that are prime candidates for infill
and intensification-type redevelopment of varying scale. In particular, the City’s tourist
commercial areas as well as its three Community Improvement Planning Areas* are all strong
candidate locations that are capable of supporting innovative, dynamic and more
intensively developed projects that can (and indeed should) include both residential and
non-residential activities.

Although the PTGP provides for some “alternative targets” within selected outer-ring
communities, for the purposes of our study, it is assumed that Niagara Falls, by virtue of its size
and stature as a “urban” municipality, should play a more pivotal role in attracting a
“healthy” share of Niagara Region’s overall allocated growth as per Schedule 3 of the PTGP.

2.1.4 Preservation of Employment Lands

Another policy foundation of the PTGP is the strong emphasis given to matters related to the
protection and preservation of employment (or “industrial”) areas within the GGH. In recent
years many jurisdictions in southern Ontario have voiced their concerns related to the
challenges of protecting their long-term industrial land base from conversions to other uses.
Market forces in many areas of the GGH have dictated higher-demand, and therefore
greater returns, for residential and large-scale retail development. The loss of these lands, it is
argued, could potentially undermine the competitiveness and economic stability of
municipalities, and thus weaken their long-term capacity to develop as “complete” and
“balanced” communities.

Section 2.2.6.1 of the PTGP establishes the new policy context for providing and maintaining
a healthy supply of employment land, stating that -

An adequate supply of lands providing location for a variety of appropriate
employment uses will be maintained to accommodate the growth forecasts in
Schedule 3.

Under this policy, Niagara Region will need to ensure that “sufficient” employment lands are
available over the long term to support an estimated 32,000 new jobs in the Region between
2001 and 2031. It is important to recognize, of course that not all jobs are to be situated in
employment areas. Many jobs, especially in more urban areas are geared toward the

4 The City of Niagara Falls has three defined Community Improvement Planning (CIP) Areas: The Downtown, Historic
Drummondyville and a city-wide “Brownfield” CIP initiative.
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needs of serving the local and regional population base, such as retail, education,
government and healthcare jobs which do not typically require employment lands. Other
occupations, including those related to business services, finance, IT and real estate,
typically occur within major office settings. While these may be developed in business parks
within selected employment areas, such uses can also be readily integrated into other key
areas such as downtowns, commercial arterial corridors, and increasingly, in home-office
settings.

Section 2.2.6.4 of the PTGP, provides important policy direction in this regard, stating that -

Major office and appropriate major institutional developments should be
located within urban growth centres, major transit station areas, or areas with
existing frequent services, or existing or planned higher order transit service.

While preservation of employment land is intended to be an important dimension of the
PTGP, municipalities are afforded the opportunity to permit conversions of employment land
where it has been successfully demonstrated through a “municipal comprehensive review”
such as the one being carried out here, that the lands are not required or developable for
that purpose within a reasonable timeframe.

Section 2.2.6.5 of the Plan (as previously referenced in the introductory section of this report),
provides six criteria that need to be fulfilled before a conversion should be considered
appropriate -

a) There is a need for the conversion

b) The municipality will meet the employment forecasts allocated to the
municipality pursuant to [the] Plan

c) The conversion will not adversely affect the overall viability of the
employment area, the achievement of intensification target, density

targets and other policies of [the] Plan

d) There is existing or planned infrastructure to accommodate the
proposed conversion

e) The lands are not required over the long term for the employment
purposes for which they are designated

f) Cross jurisdictional issues have been considered.
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Of primary importance here, is the fact that conversions of employment land need to be
considered within the context of the employment forecasts of the PTGP (i.e. Schedule 3).
While we recognize that other employment growth scenarios may unfold over the 25-year
duration of the Plan, the policy basis for permitting a conversion must be grounded in a
reasonable expectation of how much employment growth - vis-a-vis the 32,000 new jobs
allocated to the Region of Niagara — could be accommodated in City of Niagara Falls and
the extent to which vacant lands are needed to fulfill a certain portion of the job growth that
could only be accommodated in such employment areas.

In the case of Niagara Falls, which is in the process of expanding its tourism, leisure and
hospitality base, a significant proportion of new jobs created both locally and regionally will
be absorbed in this sector. The lion’s-share of these jobs will be concentrated in Niagara
Falls’ Tourist Commercial Areas, and also potentially on lands earmarked for “Resort
Commercial” development located in the south-end of the City adjacent to the Welland
River and east of the QEW. It is also important to point out that new tourism-related jobs are
anticipated elsewhere in the Region of Niagara, as the wine, culinary, cultural and golf
related segments of the travel and tourism market are more actively developed and
expanded.

2.1.5 Gateway Economic Zones and Centres

Further to the policies related to employment areas, Section 2.2.6.7 of the Places to Grow
Plan identifies the Niagara area a distinct economic region stating that -

In recognition of the importance of cross-border trade with the United States, this
Plan recognizes a “Gateway Economic Zone” and a “Gateway Economic
Centre” near the Niagara-US border. Planning and economic development in
these areas will support economic diversity and promote increased opportunity
for cross border trade, movement of goods, and tourism.

While the locational parameters of the Gateway Economic Zone and the Gateway
Economic Centre are identified “conceptually” in Schedule 5 and Schedule 6 of the Plan,
there are no detailed explanations in the document concerning the direct impact of border
proximity on the need for employment land or specific parts of Niagara Region where such
uses should be best concentrated. The Province has recently indicated that it is looking for
input from all local municipalities in the Niagara Gateway area to help establish the specific
details around what and how the “Gateway” status should be refined and implemented.

On June 22, 2007 the provincial government announced a $500,000 commitment for
supporting Regional Economic Growth in Niagara, including a “Gateway Economic Zone /
Gateway Economic Centre Action Plan”, a “Revitalization Strategy for St. Catharines City
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Centre”, a “Branding & Marketing Strategy for Niagara Region” and the creation of a
“Manufacturing Network” which links up and supports Niagara-area manufacturers.

As part of this overall “Communities in Transitions Program”, Niagara Region and the Province
will be engaging the local area municipalities in the formulation of strategic directions.
Through these new initiatives City of Niagara Falls should be looking to bolster its profile for
future industrial development, but should ensure that the City’s tourism sector plays a front
and centre role in the formation of its own specific “gateway-type” policies. As a general
principle, we believe that the City should be looking to strengthen the role of tourism and all
of its associated activities as an economic priority. Encouraging and directing such uses
toward under-utilized brownfield employment areas (where appropriate), as well as in the
City’s downtown, which has been overlooked for the past several decade, will provide the
necessary catalyst for economic transformation and help foster stronger neighbourhoods
and facilitate the take-up of other infill and intensification projects.

2.2 Provincial Policy Statement (2005)

The Provincial Policy Statement (‘PPS’) is issued under Section 3 of the Ontario Planning Act.
The PPS is intended to provide common direction to all municipalities on key areas of
Provincial policy interests. Under the newly revised 2005 PPS, local and regional planning
authorities are instructed that their policies “shall be consistent with” the policies of the PPS.
This represents a “tightening of the language” compared to the previous PPS which
stipulated that municipalities merely have “regard to” the stated Provincial policies.

In general terms, the policies contained in the PPS seek to ensure that all new development
in the Province, whether urban or rural, is delivered in a sustainable fashion that helps build
stronger communities, ensures wiser use and management of resources, and provides the
necessary safeguards to public health and safety.

2.2.1 Employment Land Policies
The PPS provides clear direction related to the promotion of economic development and

the preservation of employment lands. Section 1.3.1 states that -

Planning Authorities shall promote economic development and competitiveness
by:

a) providing for an appropriate mix and range of employment (including
industrial, commercial and institutional uses) to meet long-term needs;

b) providing opportunities for a diversified economic base, including maintaining a
range and choice of suitable sites for employment uses which support a wide
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range of economic activities and ancillary uses, and take into account the
needs of existing and future businesses;

c) planning for , protecting and preserving employment areas for current and
future uses; and

d) ensuring the necessary infrastructure is provided to support current and
projected needs.

Section 1.2.3 of the PPS further states that -

Planning authorities may also permit conversion of lands within employment areas to
non-employment uses through a comprehensive review, only where it has been
determined that the land is not required for employment purposes over the long term
and that there is a need for the conversion.

2.2.2 Housing Policies

The PPS provide the policy agenda for all municipalities in the Province to follow with respect
to the provision of adequate growth capacity for new housing.

Section 1.4.1 requires all municipalities to -

Provide an appropriate range of housing types and densities required to meet
projected requirements of current and future residents of the regional market area [in
doing so] Planning authorities shall:

a) Maintain at all times the ability to accommodate residential growth for a
minimum of 10 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 3 year supply of residential units
available through land suitably zoned to facilitate residential intensification,
and redevelopment, and land in draft approved and registered plans.

Section 1.4.2 indicates that where planning is conducted by an upper-tier municipality [such
as the Region of Niagara]”
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a) The land and units supply maintained by the lower-tier municipality shall be
based on and reflect the allocation of population and units by the upper tier
municipality; and

b) The allocation of population and units by the upper-tier municipality shall be
based on and reflect provincial plans [i.e. Places to Grow] where they exist.

The PPS also mentions that municipalities are required to plan for the provision of housing
which is affordable to low and moderate income households.

2.3 Niagara Region Official Plan (2004)

The Region’s Official Plan provides the objectives and policies designed to support and
manage growth within a Region that is made up of 12 local area municipalities. Section 5 of
the Regional Niagara Policy Plan: Regional Strategy for Development and Conservation
(2004) provides the planning policy basis for managing growth within the areas of the Region
defined, as “Urban Areas”.

Similar to the PPS, the Region’s policies are grounded in the need for more efficient use of
land within urban boundary areas because they are fundamentally more desirable, both
financially and environmentally.

The Region’s Plan acknowledges that at some time in the future, additional urban lands may
be required , and that these lands would mainly be provided in, albeit not limited to, two
identified “development corridors”, and that development within these corridors would
include both residential and employment areas. According to the Region’s plan, these two
development corridors are directly based on the existing QEW route from Niagara Falls to
Fort Erie, and along the Highway 406 route from Thorold to Port Colborne.

2.3.1 Urban Area Policies

The following policies in the Region’s Plan have been identified as “relevant” to our analysis
in the context of the City of Niagara Falls employment and residential land supply:

Policy 5.2 states that —

The Region intends to provide the Regional facilities needed for water supply,
sewage treatment and transportation within the urban area. The Region will continue
to prepare servicing plans to serve development over at least a 20 year period,
however, the Region cannot be committed to providing such services by any
specific time because of financial limitations and possible physical limitations to the
installation of services. Preference wil be given to servicing projects which are
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compatible with other Objectives and Policies of this Plan, particularly the strategic
objectives in Part Three (see plan for more detalils).

Policy 5.4 states that —

Individual urban development proposals within urban areas will be dependent on
the availability of adequate municipal water, sewer, stormwater and road services to
meet the anticipated increased requirements resulting from the development.

Policy 5.5 states that —

The primary responsibility for regulating the types, locations and densities of land uses
with the defined urban areas rests with the local municipalities, through their official
plans and zoning regulations ... Despite the predominance given to local plans,
several aspects of these local plans are considered to be of Regional significance
and interest. Thus the Region expects these topics to be adequately covered in local
documents, but the Region will review and comment on topics of Regional
significance. These include the amount and distribution of low, medium and high
density residential uses, and commercial and institutional uses.

2.3.2 Industrial Policies

The following policies of the Region’s Plan have been identified as “relevant” to our analysis
in the context of any modifications made to the City of Niagara’s industrial land supply:

Policy 5.8 states that —
The Region, in co-operation with local municipalities, and subject to legislative
authority may establish industrial parks with necessary services and adequate
transportation services in order to attract industry to the Region.

Policy 5.9 states that —

The Region will continue to support an industrial development commission, Niagara
Economic and Tourism Corporation, which may:

a) Attract new business and industrial activities in the Region to help diversify the
industrial base and provide regional employment opportunities

d) Develop and manage, in co-operation with the local municipalities, Regional
industrial parks
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Policy 5.11 states that -

The Region recognizes the importance of the tourism industry to the Region and will
co-operate with agencies involved with the tourist industry to promote attractions
and facilities in the Region.

2.3.3 Residential Policies

The following policies of the Region’s Plan have been identified as “relevant” to our analysis
of the City’s residential housing supply:

Policy 5.17 states that -

The Region, in consultation with local municipalities will continue to designate at least
a ten year supply of land for residential and other uses at all times in its Policy Plan.

Policy 5.18 states that -

The Region expects local municipalities to designate at lease a ten year supply of
residential units at all times in their Official Plans in accordance with Policy 5.19

Policy 5.19 states that —

The Region will prepare projections of future housing needs and their distribution
among the local municipalities. This distribution will be developed in accordance
with the Regionally approved development/conservation strategies, to assist the
municipalities in the meeting Policy 5.18. The local municipalities, in cooperation with
the Region, may use somewhat different projections based on local circumstances,
and provided that all Regional policies are met.

Policy 5.34 states that -

Up to 25 units of seniors housing and/or a youth centre for the sports and recreation
on existing services are permitted in association with and just south of Club Italia, east
of Kalar Road in the City of Niagara Falls. Any further development, or any further
extensions or addition of municipal services will require amendments to the Regional
Niagara Policy Plan and the City of Niagara Falls Official Plan and be based on a
comprehensive planning and servicing study of the broader area east of Kalar Road,
North of the Hydro Corridor, south of Mountain Road and west of the QEW.
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2.4 Niagara Falls Official Plan (Consolidation 2006)

The City of Niagara Falls Official Plan was approved by the Province in October 1993. The
plan provides a comprehensive framework for development and redevelopment with the
City. The plan is intended to guide growth and development to 2011, at which time the
population of the City is expected to reach 83,000. The plan identifies that the focus for new
growth over the planning period is intended to be directed toward the southern portion of
the City in accordance with the approved development phasing programme described in
the document.

2.4.1 Residential Policies

Part 3, Section 4 of the City’s Official Plan provides the Housing Strategy for the City of
Niagara Falls. Policies in this section of the Plan are intended to guide the provision of
housing which is: affordable, accessible, adequate and appropriate for the needs of a full
range of households in the City of Niagara Falls. The Housing Strategy also suggests that the
City will ensure that a sufficient supply of land is available, on a continuing basis, to
accommodate all forms of housing and that appropriate opportunities are provided for
residential intensification and housing stock renewal.

Policy 4.1 states that —

The Municipality shall provide for a mix of housing types and densities to meet
projected housing targets of current and future residents of the Regional market
area by maintaining a 10-year supply of residential land at all times through both
residential intensification and new development and a 3-year supply of serviced
lots and blocks available in registered and/or draft approved plans and in lands
zoned to facilitate residential intensification. This 10-year supply and projected
housing targets shall be established in relation to any regionally approved
strategies.

2.4.2 Industrial Policies

Part 2, Section 9 of the City’s Official Plan provides the local policies that facilitate the
development and expansion of existing businesses and help stimulate the attraction of
Niagara Falls for new growth. The policies of the Official Plan recognize the important
contribution that industry plays in employment and economic growth. Specifically OP
polices seek to maintain a strong and competitive industrial base for the City.

Policy 9.1 states that —

The primary uses permitted in areas designated on Schedule A [of the OP] as
Industrial will be for industry. In this regard, industry is defined as manufacturing,
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assembly, fabricating, processing, reclaiming, recycling, warehousing, distribution,
laboratory and research, and storage. All forms of service industries and utilities are
included within this definition ... In addition the following other uses will be permitted
subject to the policies of Section 9.4: (i) uses that are ancillary to industrial operations
including offices, retaill and wholesale showrooms and outlets for products; (i)
commercial services (such as banks, restaurants, convenience retail, material
suppliers) which are incidental to the industrial district servicing industries and their
personnel; (i) corporate and business offices; and (iv) health and fitness facilities,
conference centres and private clubs.

Policy 9.4 states that —

Council will entertain amendments to the Zoning By-law to permit the establishment
of free-standing offices, recreational and commercial services and other
complementary land uses within industrial districts in order to progressively
accommodate changing market conditions and new development trends. Such
uses, however, will be restricted as to their location, size and extent of operations,
having regard to the following:

1. Industrial districts are not intended to serve a significant commercial function

2. Frontage lands along controlled access highways and high volume arterial
roadways will be preserved for industrial and business uses which require visual
prominence and which foster a good impression of the community.

3. Wherever possible commercial service and office uses shall be grouped in
multiple use buildings and shall not be allowed to proliferate along arterial
road frontages.

4. Commercial and office developments generate higher densities of
employment and use by the public. Where such development is proposed,
council will ensure that adequate provision is made for on-site parking, traffic
circulation and pedestrian safety.

5. The integration of industries, businesses and other complementary land uses
will be encouraged in business park settings where a premium is placed on
aesthetic appeal and environmental quality.
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Policy 9.5 states that —

Industrial areas which are exposed to controlled access highways and other busily
travelled arterial roadways are particularly suited to industries and businesses
requiring high visibility locations. The availability of such areas to attract high quality
industrial uses is dependent, to a large degree, on the provision and maintenance of
the link of business park environment to which the desired users will themselves be
drawn to, and to this end, it will be a policy of Council to promote high quality
prestige industrial use and business park development along the QEW corridor and
other high volume arterial roadways in accordance with the (accompanying) design
policies.5

Policy 9.10 states that -

As far as possible, traffic generated by industrial uses will be prohibited from
penetrating designated Residential areas.

Policy 9.13 states that -

In order to enhance the viability of industrial areas, Council, where feasible and
deemed appropriate, will encourage the appropriate authorities to establish,
maintain and improve the accessibility of industrial areas through the provision of
highways, arterials roadways, bridges, rail and public transit services.

Policy 9.14 states that -

Council will cooperate with the Region in promoting industrial development in the
City of Niagara Falls. Furthermore, Council may pass by-laws, acquire and develop
lands or otherwise to ensure that an adequate supply of serviced land is available for
prospective industrial developments.

Policy 9.15 states that -
Council will encourage, and where feasible, assist in the relocation of uses not

permitted in areas designated for industrial purposes and in the relocation of existing
industries located outside of Industrial designated areas into such areas.

5 Refer to OP for specific design policies.
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2.5 Policy Summary

The policies reviewed in this section set the framework for any potential modifications to
City’s land supply. The new Places to Grow Plan, sets the overall agenda for growth in terms
of the necessary considerations that both Regional and Local planning authorities must
consider. Of particular importance here is the need to contain growth, where possible, and
to ensure that land supplies are appropriately calibrated to accommodate various types of
growth over the next 25 years.
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3. Long-term Residential Needs Analysis

While provincial, regional and local policy all require municipalities to maintain a 10 year
supply of designated residential units to fully meet the needs of all households, this study has
taken a longer term perspective in terms of land availability to support 25 years of growth. In
doing so we have prepared a long-term forecast of units for Niagara Falls that reflects the
new provincial policies with respect to intensification of existing built areas and the need to
achieve greater density yields in terms of persons and jobs per hectare.

This section describes our findings and analysis relating to the long-term residential demand,
and in turn the adequacy of the existing land supply to meet long term demand. This
analysis includes a thorough assessment of growth expectations for a variety of housing
types, including singles, semis, townhouses and apartments.

The section starts by reviewing historic population and household growth patterns in both
Niagara Region and the City of Niagara Falls. It considers recent housing data provided by
the Canadian Mortgage and Housing Corporation (“CMHC”) with respect to residential unit
completions. With a better understanding of past trends, we then provide a projection of
household growth by dwelling type. Recognizing reasonable persons per unit figures, the
dwelling unit forecasts can then be converted to a population forecast to 2031. The
population forecast derived for the City can then be evaluated within the framework of the
Schedule 3 (PTGP) forecasts for Niagara Region.

We note that another method to carry out this analysis would be to forecast population
growth for the City and then convert this growth into the required number of dwelling units.
In our opinion both methods are valid. However, a significant amount of long-range
demographic analysis involving migration patterns, birth rates and age-cohort survival
patterns has already been undertaken as part of the overall Growth Outlook for the Greater
Golden Horseshoe.

The Places to Grow Plan, and the population forecasts provided in Schedule 3 for the
Region, provides the framework for determining the long-range adequacy of the residential
land supply in Niagara Falls. By extension, these forecasts have also been considered in the
context of assessing the long-term need for new residential land development opportunities.
The residential growth forecasts in this section are intended to establish the need for other
lands — either inside or outside the urban boundary - that will be needed by the City to
accommodate projected growth.

. 25
urbanMetrics inc.

market, economic and strategic advisors




A Comprehensive Review of Long-term Residential and Employment Land Needs, City of Niagara Falls, Ontario

3.1 Niagara Falls Housing Market Context

The following section describes historical trends as to population and household growth in
the overall St. Catharine-Niagara housing market. Additional consideration has also been
given to a somewhat larger housing market area, which stretches beyond the Niagara
Region, into portions of the Hamilton CMA, especially those areas that fall within the QEW
corridor, such as Stoney Creek and areas of west-Burlington. These neighbouring market
areas were determined by the study team to be potential “intervening” market options
providing reasonable alternatives to the City of Niagara Falls.

3.1.1 Population

Based on the newly released 2006 Census data, the City’s population reached 82,184. This
represents a growth of rate of 4.3% over the previous 2001 Census. Compared to the
provincial and national population growth rates, 6.6% and 5.4%, respectively, the City of
Niagara Falls was slightly off the pace. The City did however out-pace growth in the larger St.
Catharines-Niagara CMA which posted a net gain of 3.5% over the past five years.

Recognizing that Census data is usually understated because of “non-reporting” and other
data-gathering anomalies, it is customary in planning and demographic analysis that Census
figures be adjusted upward in order to determine what is commonly referred to as “total
population.”® While the official estimates of Census under-coverage for 2006 are not yet
available, recent Censuses have exhibited under-coverage rates in the order of 3 to 4%. In
keeping with the rates used in the Places to Grow forecasts, we have applied a 4%
adjustment factor to the official census number for Niagara Falls in 2006. This results in a
baseline estimate of total population for the City of Niagara Falls in 2006 of 85,471.

Figure 1 shows the historic change in total (adjusted) population between 1986 and 2006 for
the Region and the City. It also provides a share based assessment of periodic and total
growth.

6 Total population includes an adjustment for Census undercoverage of 2.5% (Census 1986), 3.2% (Census 1991) and
2.9% (Census 1996) as per Statistics Canada estimated census coverage error. Total population for 2001 and 2006
includes an adjustment of 4% as per estimates from the 2001 population in Schedule 3 from the Places to Grow Plan.
This adjustment is made to include the net census undercoverage. The undercoverage refers to the difference
between the actual population and the numbers of persons actually enumerated in the Census process.
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FIGURE 1 — HISTORIC POPULATION IN NIAGARA FALLS AND NIAGARA REGION

Niagara Region Niagara Falls
Year Actual Population Actual Population  Share of Growth Share of Total
1986 380,126 73,902 na 19.4%
1991 406,542 77,812 14.8% 19.1%
1996 415,206 78,508 8.0% 18.9%
2001 427,000 81,968 29.3% 19.2%
2006 444,521 85,471 20.0% 19.2%

Source: Statistics Canada

Although the City of Niagara Falls’ share of Regional population over this period has
remained fairly constant at 19%, its share of regional growth has varied from a high of 29.3%
in the 1996-2001 period to a low of 8% during the preceding 1991-1996 (“recessionary”)
period.

On a 20-year historic basis, the City has seen its population grow by an estimated 11,570
persons since 1986. This translates into an average annual growth rate of roughly 580 persons
per year. Over this same period, the region increased by 64,395 persons, or an average rate
of 3,220 per year. Based on these 20-year growth figures, the City of Niagara Falls has
captured roughly 18% of all population growth that has occurred in the Region.

3.1.2 Total Housing Completions

Since 1996, Niagara Falls’ share of new housing development — measured as annual dwelling
“completions” in the Region - has ranged between 16% and 29%. In absolute terms, the City
of Niagara Falls, has averaged about 270 new housing units per year over the past decade.

In 2004, housing completions in both the City of Niagara and the Region reached their
highest level in over a decade with 311 units and 1,922 units respectively. That year
represented a “banner year” for new housing sales not only in the Niagara area but indeed,
across most major markets in the country. Increases in new housing activity in many urban
markets have grown steadily since 2000, brought about by the combination of persistently
low interest rates and relatively strong economic performance. This pattern continued in
some markets through 2005 and 2006, however most economic analysts, including the
Conference Board of Canada and the Canadian Mortgage Housing Corporation, now
suggest that a relative cooling of the housing market should be anticipated in 2007 and
2008. Signs of slowing demand have already been seen in both the City and the Region.
Such trends are however cyclical and we suggest that broader market forces, including
diminished land inventories for new housing elsewhere in the GGH will see significant upward
pressure on many jurisdictions, including Niagara Falls.
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In Figure 2 below, we have traced the annual unit completion data provided by the
Canadian Mortgage and Housing Corporation for Niagara Falls and the Region over the last
10-year period beginning in 1996.

FIGURE 2— HOUSING COMPLETIONS IN NIAGARA FALLS AND NIAGARA REGION

Niagara Region Niagara Falls
Year Units Completed Units Completed Share of Region
1996 835 224 27%
1997 965 278 29%
1998 1,316 298 23%
1999 1,125 257 23%
2000 1,402 226 16%
2001 1,102 269 24%
2002 1,116 232 21%
2003 1,275 291 23%
2004 1,611 311 19%
2005 1,451 312 22%
2006 1,123 270 24%
Total (2001-2006) 7,678 1,685 22%
Average (1996-2006) 1,211 270 23%

Source: CMHC

The 10-year period illustrated above can be used as a means of establishing the rate of
future residential growth in Niagara Falls, and to help establish a reasonable allocation of
growth from the Region to the City. In our opinion the data for this ten-year period includes
two important considerations that we believe, are fundamental in determining a practical,
working benchmark for assessing future housing need and population growth in the Region
and the City. Firstly, the last decade represents a period of strong economic growth —
nationally, provincially as well as regionally. While there were a number of economic hurdles
experienced during this period (including: the rise and collapse of the tech-bubble; Sept-11;
the SARS outbreak; record high oil prices; on-going border-security problems; a surging
Canadian dollar; and significant restructuring in the North American manufacturing sectors);
the overall economic performance for both Ontario and the Toronto-centred Region, has
and continues to remain favourable.

Second, the Greater Golden Horseshoe during this period has continued to see strong
market growth fuelled by inter-regional and international migration patterns. Over the past
10 years, a significant amount of growth in the GGH has been oriented toward the
communities to the west and south of Toronto, including Mississauga, Brampton, Oakuville,
Burlington, Milton, Guelph, Brantford, Grimsby and Kitchener. Compared to other parts of
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the GGH, these areas are extremely well-serviced by good transportation infrastructure,
including an expansive 400-series highway network, superior commuter rail services, and
better access to the region’s major airports (Pearson International Airport, and increasingly
Buffalo International Airport and Hamilton International Airport). The western-GGH is also
home to a significant number of colleges and universities. These institutions are not only
major employers; they also act as economic magnets for skilled labour.

Taken together, the draw of both people and jobs into the western parts of the GGH,
provides a strong impetus for sustained and improved economic expansion in the Region,
particularly as other high-growth areas such as Mississauga, Brampton, Oakville, Burlington
approach their physical build-out capacities.

3.1.3 Structural Composition of Demand

While the above discussion provides a 10-year historic review of household unit production
rates in Niagara Falls. It is necessary to take a much longer-term perspective in terms of the
type of units that have been developed in Niagara Falls to meet the revolving needs of
families and individuals.

As llustrated in Figure 4 below, we have provided an 18-year historical share-based
assessment of the market for new housing (by unit type). This period, in our opinion, considers
a number of major economic fluctuations, including: an economic (and real estate) peak in
the late 1980s; a deep recession in the early 1990s; a period of strong economic recovery
during the mid to late 1990s; a minor economic adjustment in 1999 and 2000, followed by
five to six years of healthy economic growth.

Over the study period, the share of low density (i.e. singles and semis), medium density (row)
and high density (apartment) units has fluctuated according to economic conditions.
However, since 1996 virtually no high-density units have been completed in Niagara Falls,
where as low-density housing types, and especially singles, have represented approximately
80% to 90% of all new housing units built in the City.

In looking at market conditions over the last 10 years, it is clear that the demand for housing
in Niagara Falls has been heavily skewed toward lower density products. While the cost of
borrowing has made home ownership more “affordable” for a larger segment of the
population, an important consideration in Niagara Falls is the relative cost of new housing
units compared to other more expensive areas situated in the Hamilton-Niagara QEW
corridor (such as Grimsby, Stoney Creek, and west-Burlington), where land constraints and
healthy demand has resulted in more rapid price escalations within these communities.
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FIGURE 4- HISTORIC SHARES OF UNITS COMPLETED BY DWELLING TYPES, NIAGARA FALLS
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In turn, landowners and developers in these areas have responded to market demand by
building a greater number of townhouse and apartment type units at densities higher than
previous generations of housing construction. In the City of Niagara Falls, however,
developers are still able to offer single detached houses at price-points comparable to, or
even lower than smaller units being offered elsewhere in the QEW corridor. In essence, the
City of Niagara Falls - particularly over the past five years - has become a low density niche-
market.

While the past decade in Niagara Falls has given little indication that there is demand for
anything other than low density singles, semis and some rows, a longer-term perspective
provides greater clarity with respect to the potential role that high density apartment-based
housing could play in the City over the next 25 years.

Between 1991 and 1996, high-density housing units represented roughly one third (33%) of
the market for new housing in the City. While it could be argued that most of these units
were “assisted” dwellings that were financially supported (in-part) by government programs;
and that this period was generally characterized by relatively poor economic conditions, it is
worth pointing out that Niagara Falls at that time, was also simultaneously experiencing new
growth momentum stemming from the construction and opening of its first casino.

We would argue that the same level of economic momentum now exists in Niagara Falls.
The recent completion of the new Fallsview Casino and the on-going development of
several major tourism facilities in the central tourist commercial district should continue to
drive the market need for more affordable apartment-type units catering to employees
working in the tourism sector. To this end we would note that the sustained growth in the
tourism industry will depend heavily on the extent to which business operators can attract
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labour. The adequate provision of housing, perhaps more than any other factor, will be the
core determinant of how extensively Niagara Falls’ tourism sector can sustain growth year
over year. As such, a significant amount of consideration must be given in Niagara Falls to
ensure the needs of tourism and other service sector employees are adequately met.

3.1.4 Persons per Unit

Another important factor in the determination of housing need and household formation
patterns for specific unit types is the average number of persons per unit (“PPU”). This factor is
used as a key input to long-range population forecasting, and a key determinant for both
the number and nature of units ultimately required over the forecast period.

The number of persons per unit is influenced by a number of socio-economic factors. One
common thread in demographic household forecasting has been a systematic fall in the
number of persons per unit. The aging of the population, sustained patterns of family break-
up and declining birth rates resulting in smaller families are among the three most prevalent
factors influencing household size.

In 1996, the average PPU in Niagara Falls was 2.56. By 2001, this average had fallen further to
2.50. Based on the most recent 2006 census release, the City’s average PPU has remained
stable at 2.50. Going forward, we anticipate that a moderate drop in the average PPU in
existing households should be expected, however over the long-term these rates are
expected to stabilize as new families begin to re-occupied the City’s existing more mature
neighbourhoods .

3.2 Housing Growth Forecast

The following section provides a detailed discussion about the key assumptions and the
methodological approach used in each of our household and population forecasts.

3.2.1 Places to Grow Forecasts for Niagara Region

Figure 5 below summarizes the projected population and household growth in Niagara
Region between 2001 and 2031. The forecasts are based on Places to Grow and The
Growth Outlook for the Greater Golden Horseshoe (2005) prepared by Hemson Consulting
Ltd on behalf of the Province. These forecasts are based on information available in 2005,
and pre-date the release of the new Census population numbers for 2006 which were
releases in March, 2007.

The projected population growth for Niagara Region for the 2001 to 2011 period as
contained in the PTGP is 15,000 persons, pushing the population to some 442,000 persons by
2011. Based the results of the 2006 Census, it appears that the first 10-year growth interval for
Niagara Region is already understated. The 2006 population (when adjusted for 4%
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undercount?) is actually more than 2,500 persons ahead of the 2011 PTGP policy number
contained in Schedule 3.

While immediate growth prospects in Niagara Region should moderate somewhat over the
next several years, it is highly unlikely that population growth over the next five years will see

a “reversal” in the gains made to date between 2001 and 2006.

FIGURE 5- PROJECTED POPULATION AND HOUSEHOLD GROWTH, NIAGARA REGION

Period Units Growth Population Growth
2001-2011 17,000 15,000
2011-2021 21,000 32,000
2021-2031 18,000 37,000

Total 2001-2031 56,000 84,000

Source: The Growth Outlook for the Greater Golden Horseshoe,
January 2005, Hemson Consulting Ltd.

While the PTGP requires that municipalities update their official plans to include the Schedule
3 growth targets, there are no similar requirements for municipalities to incorporate any
specified unit growth thresholds - save and except those that give greater precedence to
development patterns that satisfy the general policy objectives regarding intensification (i.e.
the defined minimum density requirement of 50 residents and jobs per hectare on Greenfield
land).

Figure 5 also provides a summary of the unit growth patterns that were presented in the
Growth Outlook for the GGH report. This report actually provides the technical calculations
behind the various growth forecasts consider in the preparation of the final PTGP. When unit
growth and population growth in Niagara Region are compared, it is clear that there is a
forecasting anomaly between the unit growth trends and the population growth trends in
the initial 2001-2011 period. It is highly improbably, in our opinion, that housing unit
production would ever surpass population growth.

While the population of PTGP Schedule 3 may be “out-of-sync”, the need to plan for an
additional 84,000 persons, reaching a total population of 511,000 by 2031 should remain the
focus for evaluating the adequacy of the residential supply in the Region. We suggest that
until the Region indicates that they will be pursuing an “alternative” (i.e. higher forecast than
Schedule 3), we will continue to assess Niagara Falls’ land needs on the basis of these

7 A census adjustment is required, since the PTGP forecasts are predicated on 2001 census adjusted data.
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forecasts. Having said that, the dwelling unit growth forecast provided in the Growth
Outlook for the Greater Golden Horseshoe (as per Figure 5) appears to be more in-line with
current housing production patterns in Niagara Region. We believe that the 17,000 units
indicated between 2001-2011 represent a reasonable and sound assessment of the short-
term housing growth for the Region. As indicated eatrlier, a total of nearly 7,700 units were
developed between 2001 and 2006. This volume of development is approaching half of the
total forecast need over the first 10-year interval period, suggesting that the Region is “on
target” in terms of its rate of new housing production.

Over the extended 30 year forecast period (2001-2031), it expected that Niagara Region will
need to accommodate some 56,000 units, which translates into a 30-year average annual
production rate of 1,866 units per year for the entire Region. This is a marked increase over
the 10 year historic rate, nonetheless we anticipate that Niagara Region will become an
more active component of the broader regional housing market as build-out of lands within
more established urban areas within the Hamilton-Niagara QEW corridor get built-out, and
perhaps more importantly, as Niagara transitions itself into a more fully-integrated “urban”
housing market that supports a full range of lifestyle and housing options.

3.2.2 Household Growth Forecasts

In our analysis, three potential 2031 household growth scenarios for Niagara Falls have been
established. Each of these forecasts is based on the reference (i.e. compact) forecast for
housing growth in Niagara Region (56,000 new units) as provided in The Growth Outlook for
the Greater Golden Horseshoe. Our three housing growth scenarios are summarized as
follows:

e Scenario 1 — Low Forecast: This projection assumes that Niagara Falls’ share of
total household growth will decline from 30% percent in 2001-2011, to 25% in 2011-
2021 and to 20% in 2022-2031. It doing so, it assumes that development in other
parts of the Region would capture an increasing share of household and
population growth. The PTGP, for example explicitly seeks to accelerate the take-
up of medium and high density housing in key areas, especially the St. Catharines
Urban Growth Centre (i.e. downtown St. Catharines).

e Scenario 2 - Medium Forecast: This projection of household demand, assumes
that Niagara Falls’ share of the projected growth will remain constant over the
2001 to 2031 planning period at 30%.

e Scenario 3 — High Forecast: This forecast assumes that Niagara Falls’ share of
growth will increase from 30% in 2001-2010, to 35% from 2011 to 2021 and 40%
between 2022 and 2031.
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Overall, based on these shares of household growth, the demand for housing in the City of
Niagara Falls is expected to average between 500 to 600 units per year — twice the average
of the last 15 years. This increase can be explained by the limited opportunities in St.
Catharines to accommodate low density units. In the past fifteen years the City has
averaged 175 low density units per year. It is safe to assume that Niagara Falls will continue
to provide a significant share of the unmet demand for this type of housing. This is under-
scored by the Province’s Greenbelt legislation which has effectively constrained the
geographic scope of low density housing development in southern Ontario. The extent of
the greenbelt in Niagara Region is significant. As such, the urban local area municipalities will
experience more pressure to absorb segments of growth that would have otherwise been
developed within the now-protected “green” areas of the GGH.

3.2.3 Residential Demand Forecast by Type

It is anticipated that single-detached units will continue to account for the majority of new
household growth in Niagara Falls. Since 1996, single and semi-detached (i.e. low density)
housing has represented more than 85% of all new construction, with approximately 1,500
new units completed over the last five years. This trend has been taken into account in our
forecast, but, over the remaining projection period, we have assumed that household
growth by dwelling type in Niagara Falls wil, to some degree, shift away from single-
detached units in favour of other unit types, specifically row and apartment type units. This
assumption is based on the new provincial policy context set out in the Places to Grow Plan.
Moreover it also recognizes the improved market acceptance of smaller and more densely
arranged units. Several nearby housing markets, such as Oakville, Burlington, Stoney Creek
and Grimsby have all seen a pronounced increase in the demand for, and take-up of such
units. New communities within these areas have been developed to meet the needs of a
broad range of households, including families, couples and individuals. We believe that
these trends will continue to penetrate further east into Niagara Region, and into the City of
Niagara Falls in particular. While we a change in the number of composition of housing in
Niagara Falls over the next 25 years, singles and semis will remain the preferred housing
option for the majority of the housing market.

In Figure 6 we have established a share allocation for new housing units in Niagara Falls. We
believe this apportionment of units by type to be reflective of the general provincial policy
direction that seeks to intensify, diversify and improve housing affordability.

Applying the shares from Figure 6 to the projected household growth rates in Niagara Region
(under Scenarios 1, 2 and 3), generates a range of projected household growth options for
the City.
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FIGURE 6—- PROJECTED SHARES OF HOUSEHOLD GROWTH BY DWELLING TYPES, NIAGARA FALLS

Singles/Semi Rows Apartment
1991-2001 72.5% 10.9% 16.6%
2001-2011 75.0% 20.0% 5.0%
2011-2021 65.0% 25.0% 10.0%
2021-2031 55.0% 25.0% 20.0%

Source: urbanMetrics inc.

These potential growth options are illustrated in Figure 7. While we recognized that other
combinations of growth may be possible, the objective here is to establish a low and high
range for projecting future household growth forecasts in the City, and to test the adequacy
of the existing developable residential land supply in terms of its capacity to meet long term
growth.

FIGURE 7- PROJECTED HOUSEHOLD GROWTH BY DWELLING TYPE, NIAGARA FALLS (2001-2031)

Period Low-Density Medium-Density High-Density Total
Units

Scenario 1

2001-2011 3,825 1,020 255 5,100
2011-2021 3,754 1,444 578 5,775
2021-2031 2,475 1,125 900 4,500
Total 10,054 3,589 1,733 15,375
Scenario 2

2001-2011 3,825 1,020 255 5,100
2011-2021 4,095 1,575 630 6,300
2021-2031 2,970 1,350 1,080 5,400
Total 10,890 3,945 1,965 16,800
Scenario 3

2001-2011 3,825 1,020 255 5,100
2011-2021 4,436 1,706 683 6,825
2021-2031 3,465 1,575 1,260 6,300
Total 11,726 4,301 2,198 18,225

Source: urbanMetrics inc.

The results of our forecast suggest that the City of Niagara Falls should plan for between
15,375 to 18,225 new units over the 2001 to 2031. These forecasts suggest that the City of
Niagara Falls will absorb somewhere in the range 27.5% to 32.5% of all new units anticipated
in the Region. In all scenarios, low-density units (singles and semis) will continue to be the
dominant form of new housing, representing about two-thirds of total expected unit
demand. In total, Niagara Falls should consider the need for up to 11,726 new single and
semi detached units over the 2001 to 2031 period.
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On an average annual basis, unit demand forecasts prepared in Figure 7 clearly indicate
that Niagara Falls should prepare itself for a significant and sustained upswing in residential
growth activity. Compared to historic growth patterns of 270 units per year, Niagara Falls
should expect to see year-over-year unit averages in the order of 500 to 600 units per year.
This is a significant increase in unit yields.

3.2.4 Population Forecast

Based on the unit growth forecasts calculated in Figure 7 above, we have prepared the
following population forecasts for long-term growth in Niagara Falls, using the three growth
scenarios out to 2031. Our population forecast is based on the person per unit estimates for
each dwelling type as per the GGH Outlook Forecasts the Region of Niagara. This
calculation has been used to determine the equivalent population associated with the
projected household growth described above. This ratio takes into account the declining
average persons per unit figure expected within existing units. As a result, we project that
between 2001and 2011 approximately 1.1 net new units will be added to the market for
every net new resident in the City. From 2011to 2021 the ratio decreases to 0.66. The ratio
drops again to 0.49 during the 2021 to 2031 period.

The results of our forecast suggest that total population in Niagara Falls will grow from the
current 2006 level of 85,471 to between 104,518 and 109,818. Compared to the PTGP
Schedule 3 forecasts for the Region, our “reference” population forecasts of 107,168
suggests that Niagara Falls will represent approximately 21.0% of the total population of the
region. This represents a small increase over its current population share of 19.2%.

In terms of 2001 to 2031 growth, the City of Niagara Falls is expected to capture about 30% of
region-wide growth under the Scenario 2 “reference” forecast provided in Figure 8 below.
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FIGURE 8- PROJECTED TOTAL POPULATION, CITY OF NIAGARA FALLS
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3.3 Residential Supply Analysis

The City of Niagara Falls has the capacity to physically
support the development of an estimated 10,000 new
units. These “potential” units are spread across the City
and include land parcels that are approved,
designated or intended to support residential
development within the urban boundary.

In this section, we have prepared a full breakdown of
the potential residential supply in the City of Niagara
Falls. In Figures 9 through 14 we have considered the
various stages of development ranging from un-built
units in registered plans, which are likely to be
developed in the near term, to “raw land” parcels for
which no development applications exist. In the
analysis we have also included sites in the City that
could reasonably support either medium or high
density housing.

Figure 9 begins with the number of potential units already approved in registered plans of
subdivision in Niagara Falls as of December 31, 2006. In effect, these units are readily
developable. Over 64% of the registered supply is comprised of single-detached units. The
Westlane community comprises more than half of all un-built units in the registered category.

FIGURE 9- RESIDENTIAL UNITS IN REGISTERED PLANS

Community Single-Detached Semi-Detached Row Apartment Total
Stamford 88 0 76 0 164
Northwest 43 11 33 76 163
Willoughby 7 0 0 0 7
Chippawa 48 0 0 0 48
Westlane 364 61 55 0 480
Drummond 6 0 0 0 6
Total 556 72 164 76 868

Source: City of Niagara Falls

Figures 10 and 11 illustrate the number of units in the draft approved and the proposed
subdivision application stages, as of December 31, 2006. With some minor modifications,
units in this stage represent those which are the next group of units to be developed in the
market.

Based on current inventory levels the number of semi-detached and row housing within
these stages are considerably higher than the share of recent housing completions built in
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the City. In fact, row houses represent some 38% of the all draft plan approved and 43.5% of
all units in proposed subdivision application now actively being proposed in the City. This
situation provides further insight that local area developers are preparing to deliver more
compact residential communities.

FIGURE 10 - DRAFT APPROVED UNITS

Community Single-Detached Semi-Detached Row Apartment Total
Stamford 0 0 0 0 0
Northwest 0 0 0 148 148
Willoughby 22 0 0 0 22
Chippawa 252 172 194 0 618
Westlane 429 0 154 0 583
Drummond 0 0 0 0 0
Total 703 172 348 148 1371

Source: City of Niagara Falls

FIGURE 11- PROPOSED SUBDIVISIONS APPLICATIONS

Community Single-Detached Semi-Detached Row Apartment Total
Stamford 2 0 8 0 10
Northwest 0 0 22 0 22
Willoughby 12 0 0 0 12
Chippawa 0 0 0 0 0
Westlane 265 28 188 43 524
Drummond 26 10 128 150 314
Total 305 38 346 193 882

Source: City of Niagara Falls

In addition to the “planned” units within existing subdivision applications, Figure 12 illustrates
the potential housing supply that could “theoretically” be accommodated on infill
residential sites in the City of Niagara Falls.

Units in this category are based on the total number of units that could be built on vacant
sites that have been “rezoned” for medium and high density residential uses. It must be
stressed that this supply does not include potential units which could be developed within
the brownfield (or greyfield) redevelopment sites in the City’s Community Improvement
Planning Areas. It also does not take into account the opportunity to potentially redevelop
or retrofit existing non-residential buildings (i.e. industrial, commercial, or institutional) for
residential purposes.

Although we do not anticipate that all +1,000 units in this category to develop as per their
pre-zoned status, this category should continue to be promoted as an important part of the
City’s long-term residential inventory, playing a vital role in the fulfllment of general
intensification policies that can ultimately lead to efficient build-out of complete residential
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neighbourhoods. In terms of rezoned lands, the Westland and Drummond communities
provide the greatest opportunity for such units, representing about 60% of the total.

FIGURE 12- VACANT MULTIPLE RESIDENTIAL SITES (REZONED)
Potential Units in Other Vacant Residential Sites, Rezoned, End of December 2006

Community Single-Detached Semi-Detached Row Apartment Total
Stamford 0 0 101 155 256
Northwest 0 0 57 33 90

Willoughby 0 0 0 0 0

Chippawa 0 0 40 0 40
Westlane 0 0 36 222 258

Drummond 0 0 86 255 341

Elgin 0 0 0 6 6

Beaverdams 0 0 25 0 25

Total 0 0 345 671 1,016

Source: City of Niagara Falls

Note:

Includes all of the vacant multiple residential sites that have been rezoned to allow for the development of various townhouse and
/or apartment projects. Some 25 units in Beaverdams are zoned as either Row or Apartment but have been allocated to the Row
housing category. Also, 102 units in Westlane are zoned for Retirement Home and have been allocated to the Apartment
category.

Another important aspect of the City’s un-built residential supply is, “pre-zoned” land
available for “as-of-right” townhouse and apartment development. The City has, through its
by-law, extended the opportunity for underutilized and vacant sites along arterial roads and
within the City’s downtown to be redeveloped for either medium or high density housing. In
Figure 13 we summarize the number of potential units that could be developed through
build out of such lands. In total, the City’s pre-zoned sites could “theoretically”
accommodate 1,200 medium and high density dwellings. These are split 50/50 in terms of
row and apartment units.

FIGURE 13- PREZONED RESIDENTIAL LANDS

Community Row Apartment Total
Stamford 153 154 307
Elgin 141 141 281
Drummond 110 110 220
Northwest 66 66 132
Westlane 99 99 198
Chippawa 35 35 69

Total 603 604 1,207

Source: City of Niagara Falls

Many of the sites that are pre-zoned represent problematic parcels that either have
awkward configurations or present unique site-specific development constraints. In many
cases pre-zoned sites also involve small parcels that fall under multiple ownership. In order to
be financially viable many sites would likely require some form of land assembly.
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In spite of these challenges, as a general principle we believe it is important that these units
be maintained as a component of the City’s long term supply. Formal recognition for such
units in the City’s supply, provides appropriate market signalling to the development industry,
and should help to reduce some of the perceived risks that land-owners/developers may
attach to redeveloping in mature or transitional areas of the City. It is important to recognize
too that many pre-zoned parcels will likely develop at densities that are actually lower than
what is permitted under the zoning by-law. What is fundamentally important, in our opinion, is
that these sites are developed with appropriately scaled residential uses and that these
developments are used to alleviate the on-going pressure to expand the City’s boundary
prematurely. In order for intensification to take shape, there must be some limits on the
long-term availability of land for residential development purposes. On-going expansions to
the City’s urban boundary, especially for residential purposes, will act as a disincentive for
developers contemplating non-traditional housing projects in the City.

Having said that, we also believe it is important to be pragmatic about the developability of
many pre-zoned sites. Again, the likelihood of all 1,200 pre-zoned units being realized over
the next 25 years is highly unrealistic. In terms of their impact on future need, we believe that
the existence of these sites should be acknowledged, but at the same time must not impede
the development of other lands inside the urban boundary where townhouses and
apartments could be readily introduced as a counter-balance to traditional lower density
forms. In other words, inclusion of pre-zoned units in the City’s supply should not preclude
comprehensively planned development offering a variety of housing options (such as
townhouses and apartment buildings) within conventional greenfield sites.

Finally, the last category of potential residential unit supply is “Raw Land”. Units in this
category include the potential yield that could be achieved through the build out of lands
that are already designated for residential purposes, but for which no formal development
application exists.

Figure 14 below summarizes the supply of potential units that could be developed on raw
land in the City.

In total, there are 235 hectares (582 acres) of “raw”, inactive residential land. By applying a
potential unit yield of 19.8 units per gross hectare (8 units per gross acre), we have
determined that these lands could support an estimated 4,653 additional units could.

The application of 19.8 units per gross hectare (8 units per gross acres) is slightly above the
working estimates currently used by the City of Niagara Falls for greenfield-type
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development landsé. While this is the working target, it should be noted that recent
subdivision applications in Niagara Falls have generally fallen well short of this target. For
example, recent subdivisions applications over the past five years in Niagara Falls have
generally achieved densities in the order 13 units per gross hectare (5 units per gross acre).

In the context of the current policy framework provided in the PTGP as well as the PPS, we
believe that 19.8 units per gross hectare (8 units per acre) represents a reasonable basis
upon which to achieve the newly prescribed minimum density threshold of 50 jobs/residents
per gross hectare on Greenfield land (as per Section 2.2.7 of the PTGP).

FIGURE 14- RAW RESIDENTIAL LAND

Community Gross Hectares Units
Stamford 11 220
Northwest 4 84

Willoughby 0 0

Chippawa 72 1,420
Westlane 121 2,391

Drummond 3 59

Grassy Brook 24 480

Total 235 4,653

Source: City of Niagara Falls

Note:

Raw land is land designhated as Residential in the City's Official Plan and has no development
approvals.

Compared to all other categories, raw land represents the single largest component of the
City’s un-built supply. The raw land category is capable of supporting nearly 4,700 units. This
represents nearly half (47%) of all total units in the supply, and approximate two thirds (61%)
of all un-built low density units in the City.

In terms of the location of raw land supply, about half of all potential units in this category
are expected to be developed in the Westlane Community, on sites that can best be
characterized as “greenfield” parcels. These lands are generally west of Kalar Road. In terms
of potential unit yields, Westlane accounts for about one-quarter (24%) of all units in the
City’s potential supply. It also represents about one-third of all potential low density singles
and semis still available for development in the City.

8 When calculating the supply of raw residential land in the Housing Monitoring Report the City uses a net density of
17.3 units per hectare.
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The Chippawa Community in the south end of Niagara Falls represents another important
source of future residential growth. This planning area maintains substantial raw land
development potential. With approximately 72 gross developable hectares (178 acres), this
area could support about 1,420 new units, which is about 14% of the entire un-built unit
supply in the City of Niagara Falls. Due to current servicing constraints however, the
Chippawa community could only accommodate some 130 units. In order to achieve its full
build out potential, an existing siphon located under the Welland River would need to be up-
graded. Municipal Works has indicated that any future work on this siphon would be tied to
the servicing of the southerly portion of the Thundering Waters lands located on the opposite
side of the Welland River. Development of raw lands in Chippawa is therefore a medium to
long range development proposition.

3.3.1 Total Potential Residential Capacity

Figure 15 summarizes the designated and available residential land supply in Niagara Falls by
both planning status and by unit types. Effectively this table provides the “roll up” of Figures 8
through 13 above.

FIGURE 15- TOTAL UNIT POTENTIAL, NIAGARA FALLS
DESIGNATED AND AVAILABLE RESIDENTIAL SUPPLY BY DWELLING TYPE

Planning Status Single Semi Row Apartment Total
Registered 556 72 164 76 868

Draft Approved 703 172 348 148 1,371
Under Application 305 38 346 193 882

Vacant Multiple Residential Sites 0 0 345 671 1,016
Prezoned lands 0 0 603 604 1,207
No Application/Raw Land 2,792 233 698 931 4,653
Total 4,356 515 2,504 2,623 9,997

Source: City of Niagara Falls

Estimated potential unit yield from "raw" land is based on 8 units per acre and a mix of 60% single detached, 5% semi-
detached, 15% row and 20% apartment.

As shown on the table at December 31, 2006 the City had a potential supply of nearly 10,000
additional units. Approximately half of the inventory is expected to be delivered as single
and semi detached units.

3.3.2 Residential Growth by Location

The final aspect of our supply analysis is an assessment of supply by local planning area.
Figure 16, provides a summary of the total potential supply for the nine planning areas of
Niagara Falls.
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FIGURE 16- DESIGNATED AND AVAILABLE RESIDENTIAL SUPPLY BY COMMUNITY

Community Total
Stamford 957
Northwest 639

Willoughby 41

Chippawa 2,195
Westlane 4,434

Drummond 940

Elgin 287
Grassy Brook 480
Beaverdams 25

Total 9,997

Source: City of Niagara Falls

3.4 Reconciliation of Long-term Residential Supply & Demand

In Section 3.1 above, we prepared a long-term residential demand analysis stating that the
City of Niagara Falls will require between 15,375 to 18,225 units over the 2001 to 2031 long-
term planning period. These forecasts suggest that as many as 11,725 new single and semi
detached units would be required over this same period to meet growth expectations.

In this section we have prepared a full reconciliation of residential supply and demand that
takes into consideration the net number of units required in Niagara Falls factoring in: (a) the
number and type of units built (or “completed”) over the 2001 to 2006 period, and (b) the
total number of potential un-built units that are presently available in the residential
inventory.

In preparing our forecasts we have considered three growth intervals. These intervals have
been developed to reflect key census dates and to tie into long-term, 2031 requirements laid
out in the Places To Grow Plan.

e 2007 to 2016, which represents the short-term

e 2007 to 2021, which represents the mid-term; and

e 2007 to 2031, which represents the long-term planning period consistent with the
Places to Grow Plan timeframe.
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3.4.1 Adequacy of the Residential Supply to 2016 -Short Term

Building on earlier supply and demand calculations, Figure 17 measures the adequacy of
the designated and available residential supply in Niagara Falls in relation to the projected
household growth forecast between 2007 and 2016.

In terms of total unit growth forecasts, the City of Niagara Falls is forecasted to grow by an
estimated 7,988 to 8,513 units. Based on recent housing completions from 2001 to year-end
2006, a total of new 1,685 units were completed. In total the remaining growth forecast in
Niagara Falls over the next 10 years is estimated to be in the order of 6,300 to 6,800 units.

FIGURE 17- ADEQUACY OF NIAGARA FALLS HOUSING SUPPLY TO 2016 (SHORT-TERM)

Adequacy of Niagara Falls Housing Supply to 2016 (Short-Term)

Low Density Medium Density High Density Total
Unit Growth Forecast 2001-
2016 5,702 - 6,043 1,742 - 1,873 544 - 596 7,988 - 8,513
Less: Units Completed (2001-
Dec 2006) 1,457 225 3 1,685
Remaining Growth (2007-
2016) 4,245 - 4,586 1,517 - 1,648 541 - 593 6,303 - 6,828
Less: Potential Supply ¢ 1,846 858 417 3,121
Less: Prezoned Land units @
33% of 1,200 0 200 200 400
Less: Raw Land units @ 55% of
4,653¢ 1,664 384 512 2,560
Total Supply 3,510 1,442 1,129 6,081
Surplus (Shortfall) of Supply (735) - (1,076) (75) - (206) 588 - 536 (222) - (747)
Anticipated Annual
Absorption (units/year) 400 150 50 600
Existing Housing Reserve
(years) 9 10 23 10

Source: urbanMetrics inc. using data supplied by the City of Niagara Falls.

1) Potential supply includes only unbuilt units in registered plan of subdivision, draft approved and within the proposed subdivision
application stages.

2) Assumes that 55% of total Raw Land units yield potential (4,653) will be 'activated’ within the 2007-2016 time period (2,560). This estimate
reflects servicing and market challenges facing lands within this category.

In terms of addressing the more immediate term (i.e. the next 10 years), the City of Niagara
Falls currently has approximately 3,120 un-built housing units in registered or draft plan
approval stages. Based on our estimates of between 500 to 600 new unit per year, this
represents approximate 5.5 years of housing inventory. In addition to these units, the City
maintains a rather large amount of “raw land” that is designated for residential purposes, but
for which no formal development applications exist. While these lands may be designated
for residential development, the location of some of these lands relative to existing municipal
servicing places some limitations on their near term development potential.
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In assessing short-term (i.e. 10 year) housing supply, we have conservatively assumed that
approximately 55% of the 4,650 raw land units (or 2,560 units) could be activated within the
2007 to 2016 period. In addition, we have also considered the fact that Niagara Falls has
already pre-zoned a significant amount of land for the purposes of intensifying selected parts
of City with townhouse and apartment units. Over the next 10 years we have assumed that
one-third of these pre-zoned units (equalling 400 units) could be activated and put into the
formal development pipeline. On a combined basis (register, draft plan approved, raw land
and pre-zoned), City of Niagara Falls has a enough residential units to accommodate up to
10 years of future growth demands. That said, the Provincial Policy Statement requires that
municipalities maintain at all times a minimum 10 year supply of lands designated and
available for residential development.

Over the next year, the City should be prepared to augment its un-built inventories with new
lands that are capable of supporting a variety of housing. In doing so, the City must carefully
consider where additional growth capacity can best be accommodated. While the City
has already taken proactive steps to pre-zone lands to stimulate row and apartment type
infill units, it must remain firmly cognizant of market expectations for new residents seeking for
lower density forms of housing. Historically, singles and semis these have represented
between 70 to 80% of the new home market. While this is likely to fall somewhat, we do not
anticipate it fall below 65% in the near term. Therefore, the ability to accommodate these
types of housing units in a manner that support the efficient and timely use of land must
weigh heavily in future land use decisions about where growth should best occur.

3.4.2 Adequacy of the Residential Supply to 2021

Building on earlier supply and demand calculations, Figure 18 measures the adequacy of
the designated and available residential supply in Niagara Falls in relation to the projected
household growth forecast between 2007 and 2021.

In terms of total housing units, by 2021 household growth patterns are expected to push the
City’s existing residential land to the upper limits of their potential. Our forecasts for the
period 2007 to 2021 suggest that by the end of this period, a small surplus of units (820) to a
small shortfall (-243) should be expected. While this might suggest that the City is well-
positioned to accommodate growth over the mid-term, consideration of unit growth by
dwelling type yields a somewhat different conclusion. The low density housing category is
expected to experience a significant shortfall of 1,252 to 1,934 units by 2021. The shortfall of
singles and semis suggests that additional units in this category will be needed to adequately
support growth in over both the medium to long term in Niagara Falls. While medium density
units appear to be aligned with growth expectations, the supply of high density units is likely
over prescribed, particularly in light of the fact that most of these units are actually
“theoretical” infill-type units for which no certainty can be attached.
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FIGURE 18- ADEQUACY OF NIAGARA FALLS HOUSING SUPPLY TO 2021 (MID-TERM)

Low Density Medium Density High Density Total

Unit Growth Forecast

2001-2021 7,579 - 8,261 2,464 - 2,726 833 - 938 10,875 - 11,925
Less: Units Completed

(2001- Dec 2006) 1,457 - 1,457 225 - 225 3 - 3 1,685 - 1,685
Remaining Growth (2007-

2021) 6,122 - 6,804 2,239 - 2,501 830 - 935 9,190 - 10,240
Less: Potential Supply 4870 - 4,870 2,504 - 2,504 2,623 - 2,623 9,997 - 9,997
Surplus (Shortfall) of

Supply (1,252) - (1,934) 265 - 3 1,793 - 1,688 807 - (243)

Source: urbanMetrics inc. using data supplied by the City of Niagara Falls

3.4.3 Adequacy of the Residential Supply to 2031

Moving forward to 2031, our forecasts in Figure 19 indicate that between 2007 and 2031 a
total of 13,690 to 16,540 new units will be required in Niagara Falls to support growth. Based
on current inventory levels of approximately 10,000 un-built units, the City of Niagara Falls will
indeed require new residential capacity. Our forecast suggests that this requirement will
dictate need for between 3,700 and 6,550 additional units in order to support growth to the
end of the 2031 period.

In terms of long-term supply, the low density housing category is anticipated to experience
the most significant unit short-fall. Our analysis suggests that 3,725 to 5,400 units will be
required to meet demand. It must be reiterated that, the extent of the short-fall must be
considered within the context of our overall analysis. In preparing our housing needs
analysis, we have made systematic reductions to the overall role that low density housing will
play in the City over the forecast period to reflect intensification policies, and yet a
significant shortfall in this category still exists. If such reductions were not made, and that
production levels continued at their “status-quo” (i.e. low density at 80 to 90% of production)
the extent of the short-fall would be far greater than indicated in Figure 18.
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FIGURE 19- ADEQUACY OF NIAGARA FALLS HOUSING SUPPLY TO 2031 (LONG-TERM)

Low Density Medium Density High Density Total
Unit Growth Forecast
2001-2031 10,054 - 11,726 3,589 - 4,301 1,733 - 2,198 15,375 18,225
Less: Units Completed
(2001- Dec 2006) 1,457 - 1,457 225 - 225 3 - 3 1,685 1,685
Remaining Growth (2007-
2031) 8,597 - 10,269 3,364 - 4,076 1,730 - 2,195 13,690 16,540
Less: Potential Supply 4870 - 4,870 2,504 - 2,504 2,623 - 2,623 9,997 9,997
Surplus (Shortfall) of
Supply (3,727) - (5,399) (860) - (1,572) 893 - 428 (3,693) (6,543)

Source: urbanMetrics inc. using data supplied by the City of Niagara Falls

In terms of medium density product, the total shortfall over the 2007 to 2031 period is
anticipated to be in the order of 860 to 1,572 units. It is important to bear in mind, however,
that a significant amount of the medium density units in the supply are also “theoretical” and
therefore may not materialize over the 2031 period. Assuming that only 50% of the 948
medium density units in the “vacant multiple” and “prezoned” supply categories are
actually realized, the extent of the medium density shortfall could actually surpass 2,000 units
by 2031.

Applying the same basic assumption to the high density category, whereby 50% of the 1,275
units in the “vacant multiple” and the “prezoned” supply are not realized, the surplus of 428
to 893 apartment units calculated in Figure 18, would approach and indeed fall into a
shortfall position by the end of the long-term period in 2031.

3.4.4 Conclusion

Based on our independent forecast of long-term housing growth, the City does not have
sufficient planned residential unit growth capacity. The City’s current inventory provides for
the potential development of nearly 10,000 new units. This falls well short of our growth
forecasts ranging between 13,700 to 16,500 units that are required over the 2007 to 2031
period. In the more immediate term (it is also apparent that the City will not have sufficient
unit supplies to support the level of growth anticipated over the next 10 years (i.e. to 2016).
Specifically, our estimates suggest that new low and medium density units will likely be
required to meet that anticipated demand.

Recognizing that the City is currently considering the merits of two residential applications
within the urban boundary (Thundering Waters and Warren Woods), plus a third application
which is seeking to expand the urban boundary (Northwest Community Landowners Group),
urbanMetrics inc. has undertaken a sensitivity test which builds in the two applications that
fall inside the urban boundary.
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Figure 20 provides a summary assessment of the implications that the Warren Woods and
Thundering Waters proposals could have in terms of alleviating the long-term residential unit
shortfall as described above.

In the event that both Thundering Waters and Warren Woods are approved (as proposed),
nearly 4,000 units would be added to Niagara Falls’ residential supply.® This scale of
development would vastly diminish the need for expanding the urban boundary either to
the north (as proposed by the Northwest Community Landowners Group) or south (as
envisioned under the Regional Policy Plan’s “Grow South” strategy) within the 2007 to 2021
timeframe.

While urban boundary expansions in Niagara Falls are not readily apparent in the medium
term if both the Thundering Waters and Warren Woods are approved and move forward as
proposed, these applications are not large enough to entirely eliminate the housing shortfall
that would materialize over the 2031 planning horizon.

In Figure 20, we have calculated the long-range (2031) supply/demand gap over the next
25 years. With respect to low and medium density housing, both categories are expected to
experience shortfalls during the 2021 to 2031.

FIGURE 20 ADEQUACY OF NIAGARA FALLS HOUSING SUPPLY TO 2031 (IF APPLICATIONS
APPROVED)

Low Density Medium Density High Density Total
Surplus (Shortfall) of
Supply (3,727) - (5,399) (860) - (1,572) 893 - 428 (3,693) - (6,543)
Plus Warren Woods 300 - 300 125 - 125 250 - 250 675 - 675
Plus Thundering Waters 2,213 - 2,213 640 - 640 445 - 445 3,298 - 3,298
Surplus (Shortfall) of
Supply (1,214) (2,886) (95) (807) 1,588 1,123 280 (2,570)

Source: urbanMetrics inc. using data supplied by the City of Niagara Falls

The Thundering Waters and Warren Woods applications represent, in our opinion, viable and
efficient options for alleviating the long-term unit shortfalls without the need to prematurely
expand the urban boundary. Under normal circumstances, an urban boundary expansion
would have traditionally been the automatic response planning given the quantum of the
shortfall calculated. However, in light of the new policy context, which clearly favours the

9 Warren Woods total units excludes the 449 units planned on lands already designated Residential that are
accounted in the potential supply,
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containment of growth (i.e. within already built-up areas), both applications — in our opinion -
provide the City of Niagara Falls with an attractive option for managing growth more
effectively. Having said that, Thundering Waters and Warren Woods, do not fully bridge the
gap between supply and demand in Niagara Falls over the long term. As such additional
lands will need to be made available for housing. This demand will be particularly apparent
within the low and medium density categories.

In order for the City to fuly accommodate the projected growth to 2031, the City and the
Regional will likely need to make some adjustments to the current urban land supply through
urban boundary expansion. Such adjustments will be necessary in order to appropriately
deal with the anticipated shortfall of residential units that will likely occur prior to 2021.

Based on the calculations provided in Figure 19, we anticipate that up to 2,900 low density
units could still be required to meet the anticipated growth requirements to 2031. While
expanding the urban boundary is one potential option, the City must begin to promote
other under-utilized areas of the City as a means of striking the right balance between
residential and other non-residential growth.

3.5 Assessment of Applications for Major Residential Conversions
in Niagara Falls

Having completed our own residential growth analysis, the following section is intended to
provide a critical assessment of the supporting market justification studies submitted to the
City of Niagara Falls in support of the three large residential developments seeking Official
Plan Amendments.

3.5.1 Warren Woods

The Warren Woods site comprises 130 hectares (321 acres) of land situated inside the City’s
urban boundary. The subject site contains land zoned for both industrial and residential uses.
In addition, approximately 20 hectares (50 acres) of the subject site has been identified (and
maintained) as Provincially Significant Wetlands.

The Warren Woods application proposes a comprehensively planned community comprising
between 1,000 to 1,375 new dwelling units, approximately half of which are already
permitted as of right. The residential uses will be accompanied by approximately 200,000
square feet of non-residential space which is also being proposed. This space would include
retail, community, recreational and prestige-office type uses. Based on the applicant’s
concept plan, these uses would be distributed across the site. In developing the plan, the
applicant is proposing to re-designate approximately 75 gross hectares (185 gross acres) of
industrial land to other uses.
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In October 2006, the applicant submitted a “Planning Justification Report” and a
“Comprehensive Review” which addresses the long term need for both employment land
and future housing supply in the City of Niagara Falls. These studies were led by the Planning
Partnership and included contributions from: Cushman Wakefield LePage, L Campbell and
Associates, Poulos and Chung and RAND Engineering. In January 2007, these studies were
subsequently updated and revised.

Residential Growth Analysis

In its population analysis, the consulting team provides four different residential growth
scenarios.

e Scenario 1 utilizes population forecasts prepared by Niagara Region (2001). This
regional forecast is based on the 1996 Census and only covers the 1996-2026 period.
As a result, the population and household forecast for the Region does not tie into
the forecasts prepared under the Places to Grow Plan, nor do they take into account
the 2001 or 2006 census information.

e Scenario 2 is based on a “share” approach that suggests Niagara Falls will increase its
total share of the Region’s population from 19% in 2001 to 22% by 2031. Under this
scenario, Niagara Falls captures about one-third of all population growth in Niagara
Region.

e Scenario 3 is based on the “Current Trends” projections for Niagara Region as per the
Growth Outlook for the Greater Golden Horseshoe report. These forecasts would see
a general slowing of regional growth. These in turn would provide lower than
expected population growth for Niagara Falls.

e Scenario 4 is based on an average annual growth rate of 1.4% which is then applied
to the 2001 Census population for the City. This growth rate is derived from the
Ontario Ministry of Finance projections prepared in 2004 for Niagara Region, using
their “high growth” forecast.

The consultants concluded that the total population for Niagara Falls in 2031 ranges from a
low of 95,400 (Scenario 3) to high of 120,000 (Scenario 4).

Housing Demand and Supply Analysis
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The consulting team for Warren Woods have also considered the future supply and demand
of residential land in their submission. In their supply analysis, the consultants assume a density
factor of 7 units per hectare for future greenfield (raw lands) development. However, data
from recent urban area subdivision applications in Niagara Falls shows that the average
density actually comes closer to 13 units per gross hectare.

The consultant makes a number of key observations with respect to the adequacy of the
existing residential housing supply in Niagara Falls.

1. The supply of 8,200 units (as of January 2007) is not sufficient to support long-term
housing need. The consultants have expressed some concern about the reliability of
the inventory data, particularly with respect to “pre-zoned multiples” (925 units) and
pre-zoned land category (732 units). The consultants argue that many of these units
are unlikely to be developed because of limited demand, and the problematic site
conditions for many of these sites (including those in the downtown and along major
arterial roads). The consultants have also expressed some reservation about the
likelihood of some units in the “Raw land” category being developed during the
forecast period.

2. The existing residential land supply is constrained because most of the areas
designated as “residential” within the existing urban boundary are either built out or
are nearing completion. In effect, the opportunities for future residential
development, especially those which are ‘comprehensively planned’ are becoming
increasingly scarce because of diminishing site availability to achieve this type of
development.

Based on the four projections described above, the consulting team have converted their
population forecasts into future household growth estimates. Using a planning horizon that
stretches from 2006 to 2036, the consultants indicate that Niagara Falls will require between
9,048 and to 21,236 units. This translates into an average annual demand of between 302
and 708 units per year to support the forecast population growth. When measured against
the City’s supply of an estimated 8,200 units, the consultants suggest that the City has
somewhere between 12 to 27 years of potential unit supply to accommodate this level of
growth.

urbanMetrics Summary Assessment
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Based on our independent review of the methodology and approach used in forecasting
housing demand by the Warren Woods’ consultants, we would generally agree with the
conclusions that a long-range residential supply deficiency will become apparent during the
2021-2031 period. We would also agree that, to the extent possible, the opportunity to
identify residential land development potential within the urban boundary should take
precedent over options that necessitate pre-mature expansions of the City’s boundary.

CONVERSION TEST “A”: Has the Applicant demonstrated the need for the Conversion?

In evaluating the “need” for the conversion of employment land to residential as proposed,
urbanMetrics has visited the subject site on numerous occasions and has also familiarized
itself with the range of land uses — both existing and proposed - on properties adjacent to,
and in the vicinity of, the subject site. In addition, we have also reviewed and visited other
developable lands in Niagara Falls that are also being positioned for similar scaled residential
development. Furthermore, consideration has also been given to brownfield and greyfield
areas of the City that could also accommodate more intensive infill-type development.

Based on our evaluation of existing and future market conditions in the City of Niagara Falls,
we would suggest that the Warren Woods application, with some modifications, constitutes
an appropriate and indeed efficient use of lands inside the City’s urban boundary.

If the lands were maintained for employment purpose, in their entirety, it is unlikely that these
lands would be capable of building out according to their current industrial designation, as
there is already a more than adequate supply of vacant employment land in the
community.

While the issue of “employment land need” will be discussed more extensively in the
following section, a portion of the subject lands - specifically those that are situated
between Montrose Road and the Environmentally Sensitive Wetlands - should be preserved
and indeed marketed exclusively for employment-related purposes. At this time we would
suggest that these lands which are identified in the Warren Woods application as, “Mixed
Use Commercial-Residential” should be retained as per their current “industrial”
(employment land) designation and that residential uses be excluded as a permitted use on
any portion of the property. These lands in our opinion represent some of the best
employment land options now available in the entire City. As such, the development of
these lands with prestige industrial or business park-type uses should be pursued that is
complementary to other recently developed businesses along the west side of Montrose
Road such as Al6 North America, and the established parcel fabric of the Montrose Business
Park which provides strong QEW exposure and access.
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The introduction of residential uses on the balance of the site, in our opinion represents a
logical southerly extension of both existing and planned residential uses in the area.
Moreover, residential uses on these lands make good, effective use of the existing
environmental features, including woodlots and river courses that traverse the subject lands.
Based on our critical assessment of these lands, it is unlikely that extensive employment uses,
of sufficient size and scale, would be drawn into the more “interior” portions of the subject
lands because of the relatively weak transportation connections to the McLeod Road/QEW
interchange. Residential uses, on the other hand could take full advantage of these lands in
a more timely fashion. We would also suggest that this new residential development would
also provide much needed additional customer support for Niagara Square Shopping
Centre. This enclosed mall has struggled in recent years. The inclusion of more residential
units, especially those within a reasonable distance to the centre could help strengthen and
solidify the planned function of this property over the long-term.

3.5.2 Thundering Waters

The Thundering Waters application seeks to convert some 144 hectares (353 acres) of land
from Industrial to Residential. The application will also convert about 38 hectares (94 acres)
from Open Space to Residential and 51 hectares (126 acres) from Industrial to Environmental
Protection. The proposal also considers the re-designation of approximately 12 hectares (30
acres) from Industrial to Commercial/Institutional uses to serve the local community. These
conversions, if permitted, will provide the basis for a new comprehensively planned major
residential development adjacent to the Thundering Waters Golf Course in the City’s
Drummond Planning Area. In total, the application is proposing some 3,300 residential units
comprised of 2,215 low-density units, 640 medium-density units, and 445 high-density units.

As part of its submission to the City, the applicant has prepared a comprehensive review of
residential and employment land need in the City, including forecasts to the year 2031. This
study, entitled Comprehensive Review for Conversion of Employment Lands to Residential in
the City of Niagara Falls, which is dated June 2006 was undertaken by Clayton Research
(“Clayton”) on behalf of Thundering Waters.

Residential Growth Analysis

Clayton, in producing the residential land analysis on behalf of Thundering Waters did not
formally provide a specific population growth forecast for the City of Niagara Falls. Instead,
the consultant only prepared an analysis of future residential unit need. These forecasts
consider the extent to which various housing types will be required in the Region and the City
over the long-term.

The analysis prepared by Clayton suggests that residential growth in the City will continue to
be dominated by demand for low density single-detached units. In Figure 6 of their report

. 54
urbanMetrics inc.

market, economic and strategic advisors




A Comprehensive Review of Long-term Residential and Employment Land Needs, City of Niagara Falls, Ontario

they provide three household growth scenarios, which consider how the Region’s 56,000
projected new units (as per PTGP) will be distributed among various housing categories
between 2001 and 2031. In developing their forecasts, Clayton has considered three
additional scenarios, each showing a declining share for single detached and an increasing
share for row and apartment units. These trends, in our opinion correctly acknowledge the
general shift toward smaller units, and more importantly show that they have taken a more
conservative approach in justifying the need for low density type residential units.

The key growth assumptions in Clayton’s analysis are premised on the notion that Niagara
Falls will continue to increase its overall share of new household growth within Niagara
Region. In Figure 9 of the report, Clayton presents three scenarios for forecasting household
growth by dwelling type.

e Scenario A assumes that unit shares for Niagara Falls (as a percent of future regional
demand) remain constant over the forecast period, with shares of:
Singles/Semis=25%; Rows=12.5% and Apartments =15%

e Scenario B assumes that unit shares for Niagara Falls remain constant between 2001
and 2021, then edge up slightly post 2021, as follows: Singles/Semis=30%; Rows=15%
and Apartments = 17.5%

e Scenario C assumes that the unit shares for Niagara Fall increase by 2.5% over each
10 year interval, with post-2021 shares reaching as follows: Singles/Semis = 35%;
Rows = 17.5%; and Apartments = 20%

Having reviewed the methodology and the assumptions used in developing the above
residential assessment we conclude that Clayton’s overall approach is sound and free of
any calculation errors that would materially change their conclusions.

Housing Demand and Supply Analysis

Based on the forgoing residential analysis, Clayton has determined that the City of Niagara
Falls will experience a total demand for new housing units in the order of 9,270 to 11,640 units.
In Figure 10 of the Clayton report, the consultant has broken down the 2001-2031 demand
by unit type as follows:

Singles 7,370 - 8,940
Semis 170 - 260
Rows 1,315 -1,770

Apartments 415 - 670
Total Units 9,270 - 11,640
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In determining the supply of potential residential units, Clayton has undertaken an extensive
review of all current applications and residential proposals both inside and outside the urban
boundary. In Figure 17 of the report, Clayton summarizes its 2005-Year end designated and
available residential unit supply inventory broken down by dwelling unit type. Based on
what we consider to be a very thorough assessment of potential supply, the consultant
determined that the total long-term supply of un-built units in the City of Niagara Falls is
somewhere in the order 7,823 units. This estimate includes all units that were either:
registered, draft approved, under application, or on lands that were either pre-zoned or raw
land for which no development application presently exists. Clayton’s residential unit supply
suggests that Singles/Semis comprise almost 60% of the total potential residential supply,
whereas rows and apartments represented 27% and 13% respectively.

In the reconciliation of supply and demand for long term residential need the consultant has
drawn the following key conclusions:

1. The City of Niagara Falls will have a sizable shortfall of single detached units. The short
fall will begin to manifest itself before 2021, but by 2031 the extent of the shortfall will
grow to as much as 1,970 to 3,540 units.

2. Despite the establishment of several Community Improvement Plan Areas (CIPs)
throughout the City, these areas are unlikely to address fully the shortfall of single-
detached units over the long term.

3. Urban area expansions and re-designation of non-residential lands (such as Warren
Woods) provide some opportunity to add to the potential low density residential
supply in Niagara Falls, however it is apparent that the PPS and the PTGP favour the
development of built-up areas over those within designated greenfield areas.

4. The designated and available supply of single detached units in Niagara Falls is
insufficient to address projected growth beyond the next 12 to 14.5 years. The
proposed re-designation of the subject lands provides an opportunity to address part
of the projected shortfall, and do so on lands which are within a designated growth
area, as defined in the PPS.

urbanMetrics’ Summary Assessment

Based on our independent review of the methodology and overall approach used by
Clayton in forecasting long-term housing demand, we would generally agree with the
conclusions of their report, specifically that the City will face a shortfall of low-density units
over the 2021-2031 period. We would also agree that, to the extent possible, opportunities to
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develop housing within the urban boundary should take precedent over options that
necessitate expansions of the City’s boundary.

CONVERSION TEST “A”: Has the Applicant demonstrated the need for the Conversion?

In evaluating the “need” for the conversion to residential as proposed, urbanMetrics has
visited the subject site on numerous occasions. It has also familiarized itself with the range of
land uses currently operating on properties adjacent to, and in the vicinity of the subject site,
including a number of existing industrial operations on Dorchester Road, immediately west of
the subject property. In addition, we have also reviewed and visited other developable
lands in Niagara Falls which are being positioned for similar scaled residential developments.
Consideration has also been given to brownfield and greyfield areas that could
accommodate more intensive infill-type development, including lands within the City’s new
Community Improvement Plan Areas.

In general terms, Clayton has provided a compelling and comprehensive assessment of
long-range housing need in Niagara Falls. Our independent analysis has similarly determined
that, over the long term, there will be a significant shortfall of single and semi detached (i.e.
low density) units. Our analysis has also shown a potential shortfall in the row house category.
Clayton’s analysis, on the other hand has determined that the only category that will
experience a shortfall in the City over the long term will be single detached units. We would
note that this determination of housing deficiency seems to be somewhat at odds with the
overall scheme being proposed for the Thundering Waters development since, on a
combined basis, more than 1,000 new rows and apartment are to be incorporated into the
plan. These units represent about 30% of all units proposed under the application. In fact,
through the course of Clayton’s analysis, little or no attention has been given to the actual
need for any additional units other than single detached housing. While the report does
acknowledge that there is a growing trend toward market acceptance of smaller units, the
consultant has not formally determined a direct “need” for such units on the subject lands.
Moreover, they have not provided any discussion about the potential effect that 620 row
houses and 465 apartments proposed on the site would have on the long-term development
potential for similar type units that could otherwise be develop in other priority areas of the
City, especially those now designated within the City’s CIP areas.

In percentage terms, Clayton’s analysis has demonstrated that the Thundering Waters
proposal would absorb somewhere in the range of 60% to 100% of the additional, un-met
single detached units required in Niagara Falls by 2031. The high end of their assessment
effectively negates the potential for any other conversions of employment land in the City
(such as Warren Woods) or any residential based urban boundary expansions (such as the
NCLG and potentially others). Our analysis on the other hand (see Figure 19), provides a
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somewhat different picture, suggesting that Thundering Waters on its own, is still not sufficient
to eliminate long-term need for additional low density type units.

3.5.3 Northwest Community Landowners Group

The NCLG assembly comprises a total land area of 75 hectares. The property is situated in
the northwest section of the City, and currently sits outside the urban boundary. The lands
are desighated under the City of Niagara Falls Official Plan as, Good General Agriculture. At
this time, a number of uses occupy the lands, including Club Italia (a community, cultural
and special event facility), the Redeemer Bible Church, the Regency Motel, a small trailer
park and three private residences near the corner of Mountain Road and Kalar Road.

The NCLG is seeking to bring these lands into the City’s urban boundary and to redevelop
the full property as an “adult lifestyle” community comprising some 1,400 units. The plan also
includes a number of non-residential uses such as retail, office and institutional-type
activities. The non-residential portion of the proposed development is expected to provide
for some 22,160 square metres (238,500 sf), creating some 560 jobs.

In December 2006 the City of Niagara Falls received a brief, memorandum-style report
prepared by Hemson Consulting Limited on behalf of the NCLG. Their submission provides
the planning and market-based justification for the proposed community, and discusses the
appropriateness of an urban boundary expansion, which they describe as a “logical
rounding-out” of the existing urban-boundary in the northwest section of the City. The
consultant suggests that, the proposed urban boundary expansion represents an opportunity
to: (a) fix a poor edge condition, (b) providing a clearer distinction between urban and rural
areas, and (c) provide more efficient use of the water infrastructure upgrades that have
already been approved by the Region for this particular location.

While this particular proposal does not involve the conversion of employment land to
residential use, the City of Niagara Falls and the applicant have requested that the
development proposal — as it exists - be evaluated in the context of our study. In doing so,
we have reviewed the assumptions and conclusions of Hemson’s December 22, 2006
memorandum report, and in doing so we have provided our assessment of whether in fact
there exists a “need” for these lands from a long-term residential growth perspective.

Residential Growth Analysis

In preparing their residential growth analysis for the City, Hemson utilizes a share based
assessment of growth that is built upon the Regional population growth forecasts contained
in Schedule 3 of the PTGP. In developing their shares, Hemson anticipates that Niagara Falls,
over the long term, will continue to be an attractive location for both population and
employment growth in Niagara Region, due to:
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1. A strategic location along a major transportation corridor serving markets and
centres of production in the GGH and the Unites States, which will continue to make
Niagara Falls an attractive location for investment;

2. Limited opportunities for urban expansion in other communities along major highway
corridors in the Region as a result of limitations imposed by the Provincial Greenbelt
Plan, which will likely shift demand to other communities above the Niagara
Escarpment; and

3. Continued re-investment in the Niagara Falls tourism sector, including construction of
the new casino complex and more than 30 additional projects that have been
proposed, such as high rise hotel developments and new attractions, which continue
to stimulate job growth and economic activity and hence the growth prospects for
the community.

In developing their residential analysis, Hemson have considered that both population
growth and aging will simultaneously have a direct impact on housing needs in the City
indicating that retirees and migrants in older age groups will be attracted to Niagara Falls.
As a result, Hemson suggests that row housing and apartment units will continue to
strengthen their share of the overall housing market in the City. Nonetheless, they also
suggest that despite any gains in these categories, ground oriented units are anticipated to
remain the preferred housing choice for the majority of residents in the City.

Housing Supply and Demand Analysis

As previously mentioned, Hemson uses the PTGP Schedule 3 forecasts for Niagara Region as
the basis for determining potential growth in the City. By allocating a 25% share of this
regional growth, Hemson suggests that the City’s population will increase by 21,400 persons
between 2001 and 2031, achieve a population of 103,000 by the end of the period. Hemson
then translated this population growth into a unit demand forecast of 11,000 new units over
the next 25 years. In Table 3 of the Hemson memo, the consultant has broken down 2006-
2031 residential unit demand as follows:

Singles /Semis 8,020
Rows 1,320
Apartments 1,520
Total Units 11, 000

In determining supply, Hemson has used the City’s 2005-year end housing inventory as the
basis for establishing its residential supply analysis. In Table 4 of the Hemson memo, the
consultant identifies the City’s long-term potential supply of housing units to be 8,560. This
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estimate includes all un-built units that were either: registered, draft approved, under
application, or on lands that were either “pre-zoned”, or identified as “raw land” for which
no development application presently exists. Hemson’s residential unit supply analysis
suggests that Singles/Semis comprise about 52% of the total potential residential supply,
whereas rows and apartments represented 27% and 21% respectively.

Compared to the nearly 10,000 residential units included in our supply analysis (see Figure
15), Hemson may have underestimated the total potential supply by an estimated 1,400
units, about 450 units of which are situated in the low density (single/semi) category.

Table 5 provides Hemson’s long-term supply/demand reconciliation for housing availability in
the City of Niagara Falls. Based on their analysis, Hemson concludes that the City will
experience a total short shortfall of 2,510 units. While row and apartment units are indicated
to be adequately supplied, the number of single and semi-detached units, on the other
hand, is not sufficient, and would therefore yield a shortfall of some 3,610 units in that
category.

Based on the extent of this shortfalll, Hemson suggests that the NCLG proposal, which
includes 1,150 single, semi and row house units, should be considered as an appropriate
means to help the City to meet its residential shortfall with respect to lower density housing
types. In advancing its supply demand conclusions, Hemson argues that:

1. The proposal advances Regional Policy objectives for smart growth

2. The proposal advances the Regional and Provincial criteria of the expansion of
Urban Areas

3. Proposal is consistent with key policy considerations in the Provincial Growth Plan.

Summary Assessment

Based on our independent review of the methodology and overall approach used in
forecasting housing demand for Niagara Falls, we would generally agree with the basic
conclusions contained in the Hemson analysis as they relate to long-term population growth
long-term residential unit deficiencies. Hemson however has not prepared a thorough
evaluation of development options, either on the subject site or on other properties in the
City that could potentially support residential housing.
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CONVERSION TEST “A”: Has the Applicant demonstrated the need for the Conversion?

Unlike the Warren Woods and Thundering Waters applications, the NCLG proposal is
recommending an urban boundary expansion. As such a different set of criteria are
necessary in order to address fully the merits and impacts of such a proposal. In any event,
the applicant is seeking to amend the Official Plan, and in doing so must demonstrate that
there is an underlying and indeed fundamental need to do so. In the discussion below, we
summarize our assessment with respect to the applicant’s submission as it relates to long-term
need, and also whether this option is in fact appropriate in light of other alternatives that
may exist inside the urban boundary.

In Section 3.4 above we have already concluded that Niagara Falls will indeed require
additional residential land in order to support long-term growth. The next challenge of
course is determining where this new capacity can be most effectively accommodated.
Warren Woods and Thundering Water’s for reasons already discussed could, in essence,
accommodate much of the long-term future demand. But, other lands will still be required
to meet long-term residential shortfalls. While we acknowledge that NCLG lands, based on
neighbouring residential land uses to the south, could be an appropriate location to achieve
the residual long-term demand calculated in our Figure 19, we do not believe that the
applicant has sufficiently demonstrated that an adult-lifestyle community as proposed is
actually needed at this location.

With respect to Hemson’s submission, we have some major concerns with respect to the lack
of consideration given to other potential uses that could be supported on the subject lands.
Hemson indicates, for example, that Niagara Falls will become a strategic location for
investment because of its proximity to the US and other markets in the GGH; and that
continued investment in the tourism sector is expected. While this is recognized as the
driving basis for growth, no consideration has been given whatsoever to the appropriateness
of the subject lands for employment and/or tourism based uses. The subject lands are
located directly adjacent to a full-service QEW interchange, and provide exceptional
visibility to the highway. They are also buffered from existing residential areas by a +150
metre Hydro corridor. Clearly these lands could also effectively be used for employment or
tourism related purposes which exploit their gateway, high visibility status when entering
Niagara Falls.

In consideration of the policy objectives for Niagara Region and the Province, Hemson
indicate that the inclusion of the NCLG lands within the City’s urban boundary would help
reduce speculative real estate pressures, both inside and outside the urban boundary, and
minimize the pressure to convert employment land. The consultant, in its analysis, has not
formally considered the quantum of employment land presently available in the City, nor
has it assessed the potential of these employment areas to actually be developed with
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alternative uses, including residential. In fact, Hemson notes that they are “not aware of any
other locations [in Niagara Falls] that are so well suited for urban development.” We would
disagree with this assessment — particularly with respect to residential development.

Lastly, the new PTGP requires that all greenfield development achieves a minimum density of
50 residents and jobs per hectare. In Table 6 of their memo, Hemson has prepared an
evaluation of the total potential yield that the NCLG lands will achieve upon build-out. The
consultant suggests that the proposed adult lifestyle community would “easily” achieve the
minimum density targets set out in the Provincial Plan. It appears from the table however
that these targets are only achievable through the application of an excessively high PPU
assumption. Based on the calculations provided in Table 6, over 80% of the units in the NCLG
proposal are to be occupied by 2.8 or more persons. This is not consistent with our
understanding of a typical adult lifestyle community. Based on the conclusions discussion
above we would suggest that the applicant has not effectively demonstrated a need for the
application at this time, nor have they considered other potential alternatives, that could
necessitate an urban boundary expansion at this time.

3.6 Summary of Residential Need

In this Section we have considered the issue of long-term residential need in the City of
Niagara Falls. Based on an evaluation of growth within the context of the PTGP Schedule 3
forecasts for Niagara Region, we have prepared a comprehensive evaluation of existing
and long-term residential unit need in Niagara Falls to support growth to 2031.

Our analysis has determined that Niagara Falls could potentially provide some 10,000 new
housing units on lands that are designated and/or zoned for residential purposes. This falls
well short of our growth forecasts ranging between 13,700 to 16,500 units required over the
2007 to 2031 period. Simply stated, the City does not have sufficient planned residential unit
growth capacity to support the expected growth.

Our analysis, based on market need, concludes that the City should approve both the
Warren Woods and Thundering Waters as a means of ensuring the City has sufficient long
term residential growth capacity. It is important to realize that these two applications alone
do not entirely eliminate the supply/demand deficit gap that is still anticipated over the next
25 years. In particular, the City will still require additional residential land, above and beyond
Warren Woods and Thundering Waters to address the persistent shortfalls in the low and
medium density categories over the 2021 to 2031 period.
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4. Long-term Employment Land Needs Analysis

At the turn of the 20t century Niagara Falls was at the forefront of industrialization in North
America thanks in large part to the availability of cheap and abundant hydro-electrical
power. Today however, low-cost, locally produced power no longer provides a compelling
business case for location-based operating decision. The manufacturing sector in Niagara
Falls (both in the US and Canada), has been hit hard by the effects of globalization, and
many key businesses that once flourished in the Region, are either gone or are competing
aggressively to remain viable.

While the traditional manufacturing and industrial base has been significantly reduced,
Niagara Falls has successfully positioned itself on the world stage as an “absolute must-see”
travel destination. The lure of millions of tourists to the Falls every year has resulted in a
fundamental economic shift, whereby the tourism industry is now the single largest economic
employer in the Region. In Niagara Falls, tourism is the growth engine that drives the regional
economy. There is no disputing that the physical structure of the City, including its
transportation network, its newly emerging skyline and the fabric of its residential
neighbourhoods are all linked to tourism - not industry. In this regard, Niagara Falls is unlike
any other similar sized city in Ontario.

4.1 Economic Context

While the importance of a fully diversified economic base should not be understated, the
City of Niagara Falls, along with several municipalities in the Region, have bolstered their
economies by pursuing specific opportunities that are directly linked to the natural and built
assets of the City. In doing so, economic diversification is how embedded within the
confines of the tourism sector. The net effect has been the creation of a far more
sophisticated product offering. New casinos, luxury hotels, family-oriented resorts, wineries,
convention facilities, theatres, performing arts centres, nature exhibits and golf courses are
now among the key elements of economic growth. Together, these new attractions have
enhanced the year-round drawing power of the Region and have helped to lessen the
seasonal impacts of tourism visitation. At the same time, they have also helped to ensure
that construction activity remains brisk, providing highly skiled and indeed well-paying jobs in
the Region.

While tourism has been flourishing, the traditional industrial base of Niagara Region continues
to decline. The City of St. Catharines, for example, which has traditionally been the
manufacturing centre of the Region, has experienced significant job reductions. Its
automotive sector has been particularly hard hit. In 2008 General Motors will close its St.
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Catharines Ontario Street West Plant, eliminating 200 jobs. Elsewhere in Niagara Region,
similar troubles plague related industries. Dana Canada has announced that in addition to
the 500 lay-off notices issued back in November 2006, an additional 150 jobs wil be
impacted by the spring-2007 closure of its frames plant in Thorold. For 2007 alone, the
Conference Board of Canada predicts that manufacturing employment in Niagara Region
will drop by 5.8%. Since the rapid appreciation of the Canadian dollar, it is estimated that as
many as 2,000 jobs may have been shed in Niagara’s manufacturing sector. Over the next
five years, manufacturers in the Region are expected see productivity output gains in the
order of 2.2% annually. These gains however will come at the expense of employment, which
is expected to see sustained average annual decreases in the order of 1% per year between
2007 and 2011. A high Canadian dollar has enabled Canadian manufactures to invest in
new equipment and machinery. The gains in productivity are actually being realized though
combined modernization and labour substitution.

Despite woes in the manufacturing sector, Niagara Region’s economy continues to flourish.
In its annual review of Canada’s 27 largest metropolitan areas, the Conference Board of
Canada in 2007, ranks Niagara Falls fourth overall in terms of economic growth, behind
Calgary, Edmonton and Vancouver. While tourism is an important part of the overall health
of Niagara Region, two major energy-related construction projects — one in Niagara Falls
and one in Thorold - have helped to give significant economic lift in terms of economic
spending and job creation.

4.2 Employment Land in Context

Shrinking workforces within the manufacturing sector coupled with several large plant
closures (resulting in additional industrial space capacity), as well as persistently high vacant
land inventories suggests to us that several municipalities in Niagara Region will need to
critically assess the merits of maintaining extensive inventories of greenfield industrial land
that may never be developed over a 30-year planning horizon.

With respect to planning for employment and economic growth, the traditional approach
has been to protect - and in some cases maximize — the amount of vacant developable
land with the hope that large inventories of raw land would help capture the attention of
investors seeking large, space extensive industrial facilities. Conventional employment land
practices have also maintained that large land supplies help to keep industrial land prices in
check, which in turn, helps foster municipal cost competitiveness, and protects future growth
potential of the areas industrial tax assessment.

The new Provincial policy context however, effectively reduces the amount of developable
lands in the GGH, through measures that effectively freeze development in areas outside
existing urban built boundaries. As such, many municipalities — especially those in Niagara
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Region - will need to make far better use of their land base. While the policies in the PTGP
place a clear emphasis on protecting employment land, they also indicate that conversions
may proceed subject to a municipal comprehensive review.

The following section provides our detailed assessment of long-term employment land need
in the City of Niagara Falls. It is intended to help determine the amount of employment land
that the City should expect to see developed over the next 25 years. The analysis builds
upon the residential growth and population growth forecast calculated in Section 3.

In determining the long-term employment land requirements for the City, our analysis
includes forecasts for jobs in Niagara Falls with an emphasis on those that specifically require
vacant “greenfield” employment land. Our analysis quite clearly recognizes the unique
economic circumstances of Niagara Falls, and the role that the tourism, hospitality and
service-sector type jobs play in the economy.

4.3 Market Context

4.3.1 Employment Growth by Sector

Between 1991 and 2001, the total number of jobs within the manufacturing sector in Niagara
Falls dropped by more than 1,700 jobs. This represents a net loss of approximately 37% of its
total employment within a single decade. Fortunately, losses in the manufacturing sector
were offset somewhat by gains in other sectors.

As indicated in Figure 21 below, employment levels in 2001 in Niagara Falls were all generally
below their 1991 levels with the exception of three sectors:

¢ the transportation/communication/storage industries;
e the wholesale trade industry; and
e accommodation/food/beverage/other service industries.

Going forward, we anticipate that the transportation/communication/storage industries and
the wholesale trade industries will remain a strong sector provincially, shifting of
manufacturing activities to off-shore locations will result in a greater concentration of
businesses engaged in the movement and storage of good will areas such as Hamilton,
Milton, Brampton and Vaughan all of which have exception access to air, rail and highway
facilities.
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FIGURE 21- EMPLOYMENT BY MAJOR INDUSTRIAL TYPE, 1991 TO 2001, CITY OF NIAGARA FALLS

Industry Employment Annual Percent Growth
1991 1996 2001 1991-2001
Number of Employees Percent
Primary 290 250 281 (0.3)
Manufacturing 4,665 3,450 2,953 3.7)
Construction 1,680 820 1,325 (2.1)
Transportation, Storage, Communication 2,099 1,565 2,792 3.3
Wholesale Trade 860 1,090 1,244 45
Retail Trade 4,555 4,270 4,407 (0.3)
FIRE 1,310 1,290 1,140 (1.3)
Educational Services, Health, Social Services 4,265 4,265 4,079 (0.4)
Business Services 1,315 955 1,050 (2.0)
Government Services 2,345 1,390 1,121 (5.2)
Accommodation, Food and Beverages and
Other Services 7,476 8,155 14,193 9.0
Total 30,860 27,500 34,585 1.2

Source: Statistics Canada Employment by Place of Work

As a whole, the City (over the past 10 years) has achieved an average annual employment
growth rate of approximate 1.2%. It is important to point out that, had the tourism sector not
achieved such robust growth — with an astounding 9.0% average annual growth - the City
clearly would have experienced a net loss of employment over this same time period.

4.3.2 Role of Niagara Falls in Regional Employment Market

The City of Niagara Falls is an important regional employment centre, accounting for
approximately 20% of all jobs in the Region. Based on “usual place of work” data provided
by Statistics Canada, the vast majority of residents in the City in 2001 also work in the City.

e In 2001, 62% of the City’s working residents were employed in the City of Niagara
Falls. An estimated 12% of City residents left Niagara Falls to work in St. Catharines
and 13% maintained jobs elsewhere Niagara Region. The remaining 13% were

employed elsewhere in the GGH.

e In 2001, a total of 34,585 people reported that they held employment positions in the
City. A total of 94% of all workers in Niagara Falls of residents of Niagara Region.
Stated differently, only 6% of all jobs in Niagara Falls are filled by commuters traveling
into the City from outside the Region.

The most recent Census data underscores that Niagara Falls is both a place to live and a
place to work, and that the local economy depends heavily on local area residents to

support its labour requirements.

urbanMetrics inc.

market, economic and strategic advisors

66



A Comprehensive Review of Long-term Residential and Employment Land Needs, City of Niagara Falls, Ontario

4.4 Employment Forecasts

The following section provides a detailed discussion around the specific assumptions that
have been used to develop our long-term employment forecasts and the resulting
employment (industrial) land need analysis for the City of Niagara Falls over the next 25
years. The “Reference Forecast” provided in Figure 22 represents our preferred assessment of
long-term growth. Figure 23, which is based on a higher rate of population growth and
assumes a higher share of regional employment growth is provided as an “alternative”
forecast that serves to test the adequacy of the industrial land supply should the City’s
economy achieve above average, and indeed exceptional growth over the next 20 years.

4.4.1 Employment Growth Assumptions

The analysis contained herein is based on a thorough evaluation all economic data readily
available in Niagara Falls. It should be noted that 2006 Census data related to labour force
and other economic factors, are not yet available. To the extent possible, we have
leveraged the most up-to-date information using third party sources that we deem to be
reliable. In the preparation of our analysis we have also considered the insights of local
business representatives. In February 2007, urbanMetrics and Meridian Consulting engaged a
group of local business stakeholders in a special workshop designed to gauge recent,
existing and anticipated economic conditions in Niagara Falls.

Population Growth

We have utilized our “reference” (i.e. Scenario 2) population forecasts presented in Section
3.2.4 as the starting basis for developing our estimates of future employment growth for
Niagara Falls. These forecasts are based on adjusted 2006 census data. Under our reference
forecast, the City of Niagara Falls will grow by 21,700 persons between 2006 and 2031.

Activity Rates

Activity rates are a commonly used method for determining employment growth. The
activity rate is calculated as the percentage of total jobs in relation to total population.
Activity rates for Niagara Falls used in our analysis are based on 2001 Census data:

Total Employment (34,585) / Total Population (81,968) = Activity Rate (42.2%)

Projected activity rates were left constant at 42% over the duration of the forecast period.
This approach is consistent with the Places to Grow Schedule 3 forecasts for Niagara Region,
which also maintains the activity rate at a constant share. The use of a “stable” activity rate
represents, in our opinion, a reasonable approach to employment forecasting
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FIGURE 22- EMPLOYMENT FORECAST (REFERENCE SCENARIO), CITY OF NIAGARA FALLS

Forecast
2001 2006 2011 2016 2021 2026 2031 Notes
Population (Live in Niagara Falls) 81,968 85,471 86,468 91,268 96,068 101,618 107,168 [
Incremental Growth 3,503 997 4,800 4,800 5,550 5,550
Activity Rate 42.2% 42.0% 42.0% 42.0% 42.0% 42.0% 42.0% (@
Employment (work in Niagara Falls) 34,585 35,898 36,317 38,333 40,349 42,680 45,011 @
Minus: Work at Home 1,490 1,544 1,562 1,648 1,735 1,835 1,935 “
Sub-Total 33,095 34,354 34,755 36,684 38,614 40,844 43,075
Employment Share Analysis
Population-Based Employment 9,267 9,791 10,079 10,822 11,584 12,458 13,353 ®
Population-Based Share 28.0% 28.5% 29.0% 29.5% 30.0% 30.5% 31.0%
Tourism-Based Employment 15,555 16,318 16,682 17,792 18,921 20,218 21,538 ®
Tourism-Based Share 47.0% 47.5% 48.0% 48.5% 49.0% 49.5% 50.0%
Industrial-Based Employment 8,274 8,245 7,994 8,071 8,109 8,169 8,184 @
Industrial-Based Share 25.0% 24.0% 23.0% 22.0% 21.0% 20.0% 19.0%
Employment on Employment Lands 11,683 11,835 11,678 12,014 12,318 12,682 13,009 [
Incremental Growth 152 (157) 336 304 364 327
Employment Land Job Density (Jobs per net hectare) 37 37 37 37 37 37 ©
Employment Land Demand
Employment Land Required (net hectares) 320 316 325 333 343 352
Less: Expansion Land Potential (10%) (net hectares) 32 32 32 33 34 35 (10
Subtotal of Employment Land Required 288 284 292 300 308 316
Plus: Market Contingency Factor (25%) (net hectares) 96 95 97 100 103 105 a1
Total Employment Land Required (net hectares) 384 379 390 399 411 422
Cumulative Land Required (net hectares) (5) 6 16 27 38
Employment Land Supply
Vacant Employment Lands (net hectares) 454 @1z
Less: Warren Woods and Thundering Waters properties (net hectares) 162 s
Vacant Employment Lands if Conversions Approved (net hectares) 292
LAND SURPLUS (SHORFALL) (net t 297 286 276 265 254

Source: urbanMetrics inc.

Notes:
1 Based on urbanMetrics "Scenario 2" population forecast. Assumes that the City of Niagara Falls is capturing a constant share (30%) of Niagara Region household
) growth during the forecast period.
2) Activity Rates are anticipated to remain constant over the forecast period.
3) Employment calculated as the population multiplied by the activity rates.
4) Work at Home employment is anticpated to remain constant at the Census 2001 level of 4.3%.
5 Population-based employment includes jobs in the following sectors: FIRE, business service, institutional and 50% of retail trade.The share of population-based
) employment is anticpated to increase by 0.1% annually.
6) Toursim-based employment includes jobs in the following sectors: Accommodation, food and beverage and other service and 50% of retail trade. The share of
tourism-based employment is anticipatd to increase by 0.1% annually.
Industrial-based employment includes jobs in the following sectors: Primary, manufaturing, wholesale trade, construction, transportation and storage and other utility.
7 > >
The share of industrial-based employment is anticipatyed to decrease by 0.2% annually.
g Employment land employment is assumed to be 100% of industrial-based jobs, plus 20% of the population-based employment and 10% of the tourism-based
) employment.
9) The density assumption of 37jobs/net hectare reflects typical employment densities for traditional industrial uses such as manufacturing and distribution.
10 Expansion Land Potential recognizes the opportunity for future growth to be accommodated on existing (occupied) employment lands. A conservative adjustement
) of 10% has been used as an estimate.
11 Market Contingency based on a benchmark of 25% land vacancy needed in the ICl real estate market to ensure that a variety of sites are available in the City to
) meet futre market demand. Market contingency is calculated as 25% of Total Employment Land Required.
12) Assumes a net to gross ratio of 80%.
13) Assumes a net to gross ratio of 80% and a total amount of gross developable vacant employment land of 148 hectares in Thundering Waters and 55 hectares in

Warren Woods.
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for Niagara Falls, in light of the overall aging of its population base, and the increasing role
that seniors and retirees are expected play in the City over the long term.

Work at Home

Employees that work at home represent an important and significant dimension of the
workforce. Since individuals who work at home do not directly require employment land of
any kind, these individuals are explicitly excluded from our land needs analysis.

Based on 2001 Census data, about 4.3% of the total workforce in Niagara Region reported
that they worked from home. While most analysts agree that the work at home segment of
the labour force will likely continue to grow as communication technologies advance, we
have conservatively estimated that the 2001 level will be sustained over the entire forecast
period. More up to date information regarding work-at-home employment patterns is
expected to be available in 2008, when full employment data from the Census is released.

Location Based Employment by Major Type

Using Statistics Canada employment by place of work and by industry data for 2001, we
have developed three land-use oriented employment classifications to help distribute the
City’s workforce to various general land-use areas.

e Industrial-Based Employment: Industrial jobs are the most apparent in terms of where
they are to be situated from a land use perspective. In the City of Niagara Falls, the
Official Plan provides clear direction that industrial areas are the only areas that are
intended to accommodate jobs within the manufacturing sector. For organizational
purposes we have assumed that 100% of all manufacturing jobs — both now and in the
future - are to be located on industrial-type employment lands. By extension the same
100% allocation to industrial land has also been applied to all jobs within the wholesale
trade, construction, transportation, storage, communication and utility sectors. To be
clear, we recognize that many of those jobs within these sectors are not necessarily
located exclusively on employment (“industrial”) lands. For example, management,
customer service and sales-related jobs associated with a manufacturing business, are
often operated as stand-alone office facilities, located well away from the actual
manufacturing plant. Nonetheless, to be conservative, we have developed our
employment land forecast based on a 100% allocation of all jobs in these sectors as
industrial based employment.

In 2001, a total of 8,274 “industrial jobs” were identified in the City using 2001 place of
work by industry data.
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Over the forecast period, industrial employment in Niagara Falls is anticipated to
represent a declining share of total employment growth. Based on our estimates we
have conservatively forecast that industrial-type employment will see a steady and
gradual decrease in its overall share of employment growth, dropping from 25% of 2001
to 19% by 2031.

Tourism Based Employment: As we have seen in the discussion above, tourism related
businesses in Niagara Falls are now the single largest source of employment. The City’s
Official Plan is clear about the role of tourism in the overall economy, and identifies the
need to manage commercial-related tourism growth within specific, key strategic areas
of the City, namely the Central Tourist District (which includes the Clifton Hill Subdistrict
and the Fallsview Subdistrict), and the Satellite Districts (which includes Lundy’s Lane).
The Official Plan also provides an extensive area of land south of the Welland River for
Resort Commercial uses. These lands are intended to act as a long-term reserve for
potential large scale travel generators in the form of theme parks, destination resorts,
golf courses, campgrounds, open space and other land-extensive recreation-based
uses.

In developing our forecasts, we have assumed that tourism based employment will see a
continued increase over the next 30 years, as the City and the Region continue to
capitalize on the growth opportunities provided within this sector. We anticipate that
healthy and sustained population growth in the GGH will continue to play a very positive
role in stimulating additional market growth for new tourism-related businesses in the City.
Our tourism based employment forecasts assume that 90% of the job growth in the
accommodations, food and beverage and other services sectors will be physically
directed toward the city’s designated tourist commercial areas and to its new
Community Improvement Areas. To be conservative, we have assumed that 10% of
employment growth within this sector could be accommodated in other areas of the
City. Several high-profile industrial sites in Niagara Falls, including properties along the
QEW for example, could potentially support the development of new business-oriented
hotels and other hospitality based businesses.

Recognizing that retail activity in the City is heavily dependant on tourism-based
expenditures, we have assumed that as much as 50% of all new retail-based job growth
would be attributed to tourism-based spending and could therefore be assigned to
designated tourist commercial areas in the City.

Over the forecast period, tourism based employment in Niagara Falls is anticipated to
represent a growing share of total employment growth. Based on our estimates, we
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have conservatively forecasted that tourism-type employment will see a steady but
conservative growth increasing from 47% in 2001 to 50% by 2031.

e Population Based Employment: A significant amount of employment in any given
community is directly tied to servicing the needs of its local population base. Examples
of these types of jobs include those aligned with government, healthcare and
education. Population based employment also includes a significant share of jobs within
personal and business services, and of course, retail. As a general rule, these population-
based jobs are not located in industrial areas. Instead they tend to be heavily
concentrated in downtowns, commercial corridors, planned retail centres, institutional
areas, and, in the case of schools, directly in residential neighbourhoods.

In developing our forecasts for population based employment, we have assumed that
that these types of jobs will grow commensurately with the City’s population base.
Recognizing that as Niagara’s population will become more “serviced-based”; and that
an aging population will place greater importance on sectors such as healthcare, we
have increased the share of jobs in this segment of the workforce from 28% in 2001 to 31%
by 2031.

Employment Land Employment

For the purposes of estimating employment land requirements in Niagara Falls, it is assumed
that all “industrial-type” jobs are accommodated exclusively within industrial lands. In
addition, it is reasonable to assume that 10% of all tourism-based jobs and 20% of population-
based jobs based jobs could also be located on employment land. For example, a portion
of the jobs in the finance, insurance and real estate sectors, as well as many jobs business-
related service sector have shown some tendencies to locate within industrial areas. Such
uses are normally accommodated within prestige business-park type setting. In addition,
many municipalities have been utilizing their industrial areas for the purposes of
accommodating large facilities that serve residential or community wide functions. A prime
example is the construction of a new hockey arena in Niagara Falls near Stanley Avenue
and Bridge Street. This new twin-pad arena is situated on lands that were once part of the
City’s industrial land base.

Employment Land Job Density

For industrial land forecasting purposes we have used an industrial employment density of 37
jobs per net hectare (15 jobs per net acre).
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Based on our experience in other communities across southern Ontario, this level of
employment density is generally consistent with the standards used for long-range planning
purposes. This density assumes that the City’s industrial districts will continue to remain
focussed on manufacturing, wholesale trade and transportation/distribution related uses,
and that major offices are not anticipated to be a significant segment overall of future
growth within these areas from a land absorption perspective.

Expansion Land Potential

Recognizing that many employers in Niagara Falls have the capacity to grow their
operations and add employment without absorbing any additional land, a 10% adjustment
factor has been applied. This 10% adjustment also takes into consideration the fact that new
businesses (and therefore new jobs) will also be established within vacant industrial premises
already built. The 10% allocation, in our opinion, is a very conservative estimate especially in
light of the recent volume of plant closures, which of course will all need to be redeveloped
or reoccupied with new businesses.

Market Contingency

For the purpose of forecasting long-term employment land requirements for communities the
size of Niagara Falls, our customary approach is to assign a market contingency in the order
of 25%. Market contingency represents an allocation of land 25% above normal
requirements to allow municipalities to respond to unique economic development
opportunities that may present themselves such as a major new manufacturing facility.
While the application of a market contingency is purely discretionary, we suggest that
municipalities maintain a land inventories at least 25% above what is required to support
anticipated growth.

45 Employment Land Demand

Over the forecast period, our analysis suggests that the City of Niagara Falls will need to
physically accommodate some 8,721 net new jobs. Assuming that only a portion of these
will be industrial-type jobs, we have conservatively estimated that, over the 2006 to 2031
period, a total of 1,170 net new jobs should be expected within the City’s industrial areas (i.e
employment on employment lands jobs).

Assuming 37 employees per hectare (15 employees per acre), a 10% allocation of jobs to
already occupied industrial properties and a 25% contingency adjustment on growth, the
total amount of new industrial land required over the next 25 years is forecast in Figure 21 at
+40 net developable hectares (95 net acres).
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4.6 Employment Land Supply

In 2002, the Region of Niagara prepared a comprehensive inventory of employment
(industrial) land. At that time, a total of 890 gross hectares (2,200 gross acres) of employment
land were identified in the City of Niagara Falls. The Region’s inventory included all vacant
land, including properties that are already partially occupied. Since our analysis includes a
10% adjustment for new job growth on occupied land, we have effectively removed these
lands from our determination of long term employment land need for new, “greenfield” (or
“undeveloped”) employment land parcels in the City.

In 2002, the total amount of vacant greenfield land comprised some 676 gross hectares
(1,670 gross acres). Recognizing that several industrial properties have been converted since
2002, and that a significant amount of industrially zoned and designated land in Niagara
Falls is physically encumbered by environmental constraints, the supply inventory has been
adjusted downward to derive the gross developable supply for 2006 at 568 gross hectares
(1,404 gross acres). Assuming a ‘“gross-to-net” reduction of 20% to allow for future roads,
servicing and storm water management facilities, we have determined that Niagara Falls
has a net developable industrial land supply of 454 net hectares (1,123 acres). This, in effect,
represents the amount of land that could physically accommodate industrial-oriented,
employment generating facilities.

4.7 Reconciliation of Employment Land Supply and Demand

The bottom of Figure 22 provides the long-term supply and demand reconciliation for
employment land in the City. Based on our demand analysis we would conclude that
Niagara Falls is over-supplied in terms of its availability of Greenfield industrial land.

Assuming that the industrial land components of the Thundering Waters and Warren Woods
sites are effectively removed from the inventory, the City would still maintain a surplus of 254
net hectares (628 net acres) of land inside the urban boundary at the end of the long-term
planning period (i.e. 2031). The results of our analysis provided in Figure 22 clearly suggest
that the City should be looking toward more efficient use of its existing supply of urban
employment land. Moreover, our analysis demonstrates that the conversion of Thundering
Waters and Warren Woods would not affect the City’s capacity to supply an adequate
amount of land to accommodate long-term industrial demand over the next 25 years.

Based on the demand calculations in Figure 22, we would note that the City of Niagara Falls’
two main industrial business parks, the Stanley Avenue Business Park and the Montrose
Business Park have a combined total vacant land inventory of 31 net developable hectares
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(77 acres)’0. On a combined basis the undeveloped parcels available in these business
parks alone could theoretically accommodate about 80% of the City’s long-term industrial
land requirements. The City’s industrial land supply is illustrated in Map 2 on the next page.

While municipal efforts should encourage industrial development to these two areas, the
City’s industrial land market also needs to maintain a land inventory that provides for some
degree of flexibility and choice, especially for large industrial users considering new
operations in the City, as well as existing industrial companies in Niagara Falls seeking new
plant operations in more desirable locations.

At present time the City of Niagara Falls’ industrial land inventory includes extensive land
development opportunities in its west-end (i.e. the industrial designated areas to the west of
Garner Road and to the south of McLeod Trail) as well as lands south of the Welland River
(i.e. the industrially designated lands situated in the northwest quadrant of the QEW and
Biggar Road). Together, these two areas provide for a diverse range of development
opportunities capable of accommodating large and small enterprises. Conversion of these
lands to any use other than industrial is not recommended.

In addition to the these lands inside the City of Niagara Falls’ urban boundary, the Region of
Niagara and the City of Niagara Falls both formally acknowledge the potential for additional
industrial development to occur further south along the QEW corridor between Niagara Falls
and Fort Erie. Special Policy Area “8” in the Niagara Falls OP (Section 14.8) for example,
formally acknowledges the development potential of lands in the vicinity of the Sodom
Road and QEW interchange for the purposes of technology and research activities related
to the aerospace industry. While these lands are currently un-serviced, the availability of a
full service interchange and the development of the long-proposed “mid-peninsula highway
corridor” in the vicinity of these lands could be leveraged to attract large, special needs
facilities. In light of the vast distance that separates these lands from the existing urban
boundary (and from existing municipal water services), it is unlikely that they would be
economically viable in the foreseeable future. As such, these lands should be considered a
very long-term economic development prospect. Having said that, the capacity to utilize
these lands in accordance with the new Niagara Economic Gateway Zone policies could
be pursued jointly by the Region, Niagara Falls, Fort Erie and the Province. In all likelihood
these lands development of these lands would be geared toward business and industries in
the transportation, distribution, warehousing and logistics sectors.

10 The Stanley Avenue Business Park has vacant 12 net hectares (30 acres). The Montrose Business Park has
approximately 19 net hectares (47 acres) vacant.
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Map 2 - City of Niagara Falls Industrial Land Supply

_. Developed Industial (5-able) - Brownfeld Transifional/mixed Use N Poterial Indushial Reseve "a" (ResomtfTourict Sommerciall
N

vacand ndusidal & Indwstial Conwvelsion //A Fotenial lnduslial Reseve "3" Lha #4

R

urbanMetrics inc.

market, economic and strategic advisors

75



A Comprehensive Review of Long-term Residential and Employment Land Needs, City of Niagara Falls, Ontario

It is also important to consider that the City has also set aside a major land reserve for
“Resort Commercial” and “Tourist Commercial” purposes. These lands are generally located
on the east of the QEW, south of the Welland River. Based on our assessment of these
parcels, we believe that a portion of lands, specifically those that are directly adjacent to
the east side of the QEW could be re-designated to permit industrial uses if, and only if,
appropriate opportunity presented itself. In total this area could potentially accommodate
some 40 gross hectares (100 gross acres) of well-located, highly-visible industrial land.
However, in light of the on-going growth opportunities within the local tourism sector, we do
not advocate the out-right conversion of such lands at this time. Instead, conversion
industrial (or prestige industrial) use should only be considered in the context of a specific
manufacturing, transportation or office related development opportunity.

4.8 Alternative Employment Growth Scenario

In order to fully test the adequacy of the City’s industrial land supply we have prepared an
“alternative” scenario, which considers the potential impact that greater economic growth
would have on the City’s land supply.

Under the alternative scenario we have assumed that Niagara Falls’ population will grow
from an estimated 85,470 in 2006 to 109,818 by 2031. This growth is consistent with our High
(i,e. “Scenario 3”) population forecast prepared in Section 3.2.4. We have also made
significant adjustments to our activity rate. Between 2006 and 2031, we have assumed that
the activity rate in Niagara Falls will grow by an average 0.1% per year, increasing from 43.0%
to 45.5% by 2031. We have also assumed a lower allocation of job growth on existing
underutilized land. This is estimated at a rate of 5%. The impact of these three adjustments
suggests that Niagara Falls’ share of employment growth will be approximately 50% of all job
growth in the Region between 2001 and 2031 based on PTGP schedule 3 forecasts.

The results of our high-growth sensitivity test are provided in Figure 23.

The results of the analysis suggest that the total amount of industrial land required would be
in the order of +80 net hectares (+200 net acres) between 2006 and 2031.

Under these “highly optimistic” growth conditions, and again factoring out the Warren
Woods and Thundering Waters industrial lands, Niagara Falls would still maintain a substantial
surplus of employment land at the end of the 2031 forecast period. The extent of this surplus
is calculated to be in the order of £ 210 net hectares (x520 net acres).

76
urbanMetrics inc.

market, economic and strategic advisors




A Comprehensive Review of Long-term Residential and Employment Land Needs, City of Niagara Falls, Ontario

FIGURE 23- EMPLOYMENT FORECAST (ALTERNATIVE SCENARIO), CITY OF NIAGARA FALLS

Forecast
2001 2006 2011 2016 2021 2026 2031 Notes

Population (Live in Niagara Falls) 81,968 85,471 86,468 91,668 96,068 103,343 109,818 @

Incremental Growth 3,503 997 5,200 4,400 7,275 6,475

Activity Rate 42.2% 43.0% 43.5% 44.0% 44.5% 45.0% 45.5% @
Employment (work in Niagara Falls) 34,585 36,753 37,614 40,334 42,750 46,504 49,967 (€
Minus: Work at Home 1,490 1,580 1,617 1,734 1,838 2,000 2,149 “
Sub-Total 33,095 35,172 35,996 38,600 40,912 44,505 47,819
Employment Share Analysis
Population-Based Employment 9,267 10,024 10,439 11,387 12,274 13,574 14,824 6

Population-Based Share 28.0% 28.5% 29.0% 29.5% 30.0% 30.5% 31.0%
Tourism-Based Employment 15,555 16,707 17,278 18,721 20,047 22,030 23,909 ®

Tourism-Based Share 47.0% 47.5% 48.0% 48.5% 49.0% 49.5% 50.0%
Industrial-Based Employment 8,274 8,441 8,279 8,492 8,592 8,901 9,086 W

Industrial-Based Share 25.0% 24.0% 23.0% 22.0% 21.0% 20.0% 19.0%
Employment on Employment Lands 11,683 12,117 12,095 12,641 13,051 13,819 14,441 ®

Incremental Growth 434 (22) 547 410 768 623
Employment Land Job Density (Jobs per net hectare) 37 37 37 37 37 37 ©
Employment Land Demand
Employment Land Required (net hectares) 327 327 342 353 373 390

Less: Expansion Land Potential (5%) (net hectares) 16 16 17 18 19 20 (10
Subtotal of Employment Land Required 311 311 325 335 355 371

Plus: Market Contingency Factor (25%) (net hectares) 104 104 108 112 118 124 (11
Total Employment Land Required (net hectares) 415 414 433 447 473 494

Cumulative Land Required (net hectares) [ 18 32 58 80
Employment Land Supply
Vacant Employment Lands (net hectares) 454 (12

Less: Warren Woods and Thundering Waters properties (net hectares) 162 [¢k]
Vacant Employment Lands if Conversions Approved (net hectares) 292
LAND SURPLUS (SHORFALL) (net hectares 293 274 260 234 212

Source: urbanMetrics inc.

Notes:
R Based on urbanMetrics "Scenario 3' population forecast. Assumes that the City of Niagara Falls is capturing an increasing share (30-40%) of Niagara Region household
) growth during the forecast period.
2) Activity Rates are anticipated to increase over the forecast period.
3) Employment calculated as the population multiplied by the activity rates.
4) Work at Home employment is anticpated to remain constant at the Census 2001 level of 4.3%.
5 Population-based employment includes jobs in the following sectors: FIRE, business service, institutional and 50% of retail trade.The share of population-based
) employment is anticpated to increase by 0.1% annually.
6 Toursim-based employment includes jobs in the following sectors: Accc food and b and other service and 50% of retail trade. The share of
) tourism-based employment is anticipatd to increase by 0.1% annually.
. Industrial-based employment includes jobs in the following sectors: Primary, manufaturing, wholesale trade, construction, transportation and storage and other utlity.
) The share of industrial-based employment is anticipatyed to decrease by 0.2% annually.
8 Employment land employment is assumed to be 100% of industrial-based jobs, plus 20% of the population-based employment and 10% of the tourism-based
) employment.
9) The density assumption of 37jobs/net hectare reflects typical employment densities for traditional industrial uses such as manufacturing and distribution.
10 Expansion Land Potential recognizes the opportunity for future growth to be accommodated on existing (occupied) employment lands. A conservative adjustement
) of 5% has been used as an estimate.
1 Market Contingency based on a benchmark of 25% land vacancy needed in the ICI real estate market to ensure that a variety of sites are available in the City to
) meet futre market demand. Market contingency is calculated as 25% of Total Employment Land Requ
12) Assumes a net to gross ratio of 80%.
13) Assumes a net to gross ratio of 80% and a total amount of gross developable vacant employment land of 148 hectares in Thundering Waters and 55 hectares in

Warren Woods.
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4.9 Assessment of Industrial Conversions Applications

Having completed our own thorough analysis of long-term industrial land need in the City of
Niagara Falls, we have concluded that the City will require only a limited amount of industrial
land over the next 25 years - likely in the order +40 net hectares (90 net acres). Using a more
aggressive growth rate for Niagara Falls, the maximum amount of greenfield employment
land required would be in the order of +80 net hectares (200 net acres). With over 454 net
developable hectares (1,120 net acres) now available in the City, we would recommend
that conversion of some of the City’s industrial areas is both warranted and necessary to
provide better land development efficiencies that help minimize any future growth pressures
on the urban boundary of the City.

In this section of the report we provide our review and assessment of the employment land
need forecasts that were undertaken by the two applicants that are seeking industrial land
conversions, Warren Woods and Thundering Waters.

49.1 Warren Woods

In January 2007 the developers of Warren Woods submitted two studies in support of their
application to convert approximately 75 gross hectares (185 gross acres) of land from
industrial to “residential” and “greenland/environmental protection”. Theses studies were
led by the Planning Partnership, and prepared in association with Cushman Wakefield
LePage, L Campbell & Associates, Poulos & Chung and RAND Engineering.

Employment Growth Analysis

The consultants prepared a “Municipal Comprehensive Review” which provided both
economic forecasts as well as a comparative assessment of various land conversion options
in the City of Niagara Falls. These forecasts were also summarized and included in the
accompanying “Planning Justification Report”.

Section 2 of the Municipal Comprehensive Review and Section 4 of the Planning Justification
report provide the consultants’ analysis of economic growth and employment land
conditions in Niagara Falls both now and in the future.

In its employment analysis, the consulting team prepared four different employment growth
scenarios. The employment forecasts are tied to overall population growth and utilize an
activity based approach similar to the methodology we have used in preparing our
estimates of need in Figures 21 and Figures 22 above. For forecasting purposes, a number of
activity rates (i.e. employee/population ratios) are considered, ranging from 45% to 48%.
Under each employment growth scenario it is assumed that “business park” (or “industrial”)
employment will comprise an estimated 36% of the total jobs found in the City.

78
urbanMetrics inc.

market, economic and strategic advisors




A Comprehensive Review of Long-term Residential and Employment Land Needs, City of Niagara Falls, Ontario

The consultants conclude that total employment for Niagara Falls in 2031 ranges from a low
of 43,000 to a high of 54,000. By way of comparison, our forecasts anticipate total
employment between 43,750 to 53,222. While our “top-line” employment forecasts are
similar, their application of a 36% share of total employment to be directed to “business
park” (i.e. industrial) land yields a total number of jobs within these areas in the order of
15,500 to 19,500 by 2031. This is generally higher than what we anticipate, but nonetheless
these numbers are still in-line with our overall assessment of future growth expectations for
the City’s industrial areas.

Employment Land Demand & Supply Analysis

The consulting team have considered the existing supply of available industrial land in the
context of future growth to determine whether there is sufficient land to support business
park-type employment growth. In their report they have estimated that employment growth
in these areas over the 2006 to 2031 period at 1,600 to 5,318 net new jobs. Based on their
best estimate (i.e. 2,270 net new industrial jobs), they have measured the impact that this
volume of growth would have on land need and availability. By applying an average job
density of 2.4 employees per hectare (6 employees per acre), Warren Woods’ consultants
have determined that Niagara Falls should expect to see about 67 net hectares (165 net
acres) of industrial lands absorbed over the next 25 years.

When growth is measured against supply, even after adjusting for vacancy and oversupply
allowances, they have determined that the City’s employment vacant land base (879 gross
hectares), far exceeds the potential take-up of land over the long term period.

urbanMetrics Summary Assessment

Based on our review of the Warren Woods January 2007 submissions, we would fully concur
with their general market assessment that the City of Niagara Falls is indeed over-supplied in
terms of employment land, and simultaneously under-supplied in terms of the total number
of housing units available to meet long-term residential growth to 2031.

While the total supply of employment land in Niagara Falls appears to be somewhat
overstated, we fully concur with their forecasts related to overall employment growth over
the next 25 years, and the corresponding industrial land requirements within the City to
support industrial-type economic growth. Their estimate of 67 gross hectares (165 gross
acres) to be developed over the next 25 years is generally in-line with our forecasts
prepared in Figure 22 and Figure 23 above.
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4.9.2 Thundering Waters

Thundering Waters is seeking to establish a new residential community on a property that
encompasses some 249 hectares (615 acres) of land within the City’s Drummond Planning
District. As part of their submission, the Thundering Waters Development Corporation has
submitted a series of reports, including a Comprehensive Review for Conversion of
Employment Lands to Residential in the City of Niagara Falls. This report was prepared in June
2006 by Clayton Research. In this section we provide a summary assessment of the work
provided by Clayton related to industrial land need in Niagara Falls.

Employment Growth Analysis

In preparing its employment land needs analysis Clayton has relied on the employment
forecasts for the Region of Niagara contained in the Growth Outlook for the Greater Golden
Horseshoe. They have also relied on the Region’s 2004 Development Charges Background
study prepared by CN Watson & Associates which considers more immediate growth
patterns to 2014.

In determining their industrial land needs for the City, Clayton has considered two potential
scenarios for growth. Scenario 1 assumes that Niagara Falls will represent 30% of regional
employment land employment growth. Scenario 2 takes a more aggressive approach, and
assumes that Niagara Falls will capture 50% of the Region’s employment land employment.
By applying theses shares to the estimated total of 19,200 new “industrial” (i.e. employment
on employment land jobs in the Region over the 2001-2031 period, the total number of net
new “industrial” jobs in Niagara Falls are estimated at between 5,760 to 9,600 jobs.

Employment Land Demand & Supply Analysis

Carrying forward the 5,760 to 9,600 jobs calculated above, Clayton applies a job density
factor ranging from 30 to 37 employees per gross hectare (12 to 15 employees per gross
acre) to arrive at a total vacant employment land need for the City ranging between 156 to
259 net hectares (385 to 640 net acres) of industrial land over the 2001 to 2031 period.

In determining vacant supply, Clayton has relied on the Region’s 2002 Inventory, which it has
subsequently adjusted to account for land conversions over the past four years. It has also
made additional adjustment to reflect the amount of industrial land currently under
application for conversions, including Thundering Waters, Warren Woods and others.

The total amount of vacant employment land for 2006 is calculated in Figure 29 of the
Clayton Report. Their estimate is 450 hectares (1,111 acres).
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In Figure 31 of the Clayton report, the consultant provides its assessment of industrial land
adequacy in Niagara Falls. Based on their calculations, Clayton has determined that
despite any proposed conversions (including both Thundering Waters and Warren Woods),
the City would maintain a long term surplus of 130 to 258 gross hectares (320 to 635 gross
acres) of land by the end of the 2031 period. As such the consultant concludes that “the
City can easily accommodate the forecast demand for employment land, even under the
most aggressive scenario, to 2031 and beyond.

urbanMetrics Summary Assessment

Based on our review of the Thundering Waters submission prepared by Clayton in June 2006,
we are in general agreement that Niagara Falls has an extensive over-supply of industrial
land and that the subject lands do not lend themselves well to industrial development given
the locational context of the site and the availability of other lands with better access and
exposure.

4.10 Employment Land Conversion Tests

Section 2.2.6.5 of the Province’s Places to Grow Plan provides six criteria that need to be
addressed in order for a municipality to permit the conversion of land from employment to
another use.

In Section 3.5 of our report we have already addressed the first of these criteria (i.e. “Criteria
A”). In responding to the overall “need” for the conversion, we have concluded that the
Warren Woods and Thundering Waters applications have both successfully identified that
there is indeed a long-term deficiency of residential unit capacity in Niagara Falls over the
long-term, and that their respective properties (or a portion thereof) could be used to
address some of the inadequacies that exist for various residential unit types. The
independent analysis provided by urbanMetrics in this report has provided the necessary
confirmation that Niagara Falls does not have sufficient residential supply to meet the
anticipated population growth over the long-term 2021 to 2031 period. As such additional
land will be required. To meet these requirements, lands inside the built-urban boundary
should be given priority to help support the general objectives of intensification as discussed
in the PTGP.

Having confirmed the “need” for the conversion, the following discussion focuses on the
extent to which the Thundering Waters and Warren Woods applications have adequately
addressed the other five criteria laid-out in Section 2.2.6.5 of the PTGP requirements related
to employment and economic growth issues.
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Conversion Test “B”: Has the Applicant demonstrated the City will meet the employment
forecast allocated to the City?

While the forecast allocations for Niagara Falls have yet to be finalized by the Region, the
forecasts prepared in our report are based on what we consider to be reasonable
expectations of growth for the City encompassing a full range of residential and economic
growth considerations over a 25 year planning horizon. The growth forecasts prepared by
urbanMetrics are predicated on the Schedule 3 PTGP forecasts for Niagara Region.

To the extent possible, we believe that both applicants have made appropriate growth
assumptions to arrive at their final conclusions. Specifically:

v The Warren Woods employment land conversion analysis is based on a forecast of
employment on employment land growth that we consider to be well in-line with our
own anticipated growth projections for Niagara Falls. In preparing their forecasts,
Warren Woods’ consultants provided a range of appropriate growth scenarios.

v" The Thundering Waters employment land conversion analysis is based on a forecast
of employment on employment land growth for Niagara Falls that we consider to be
much higher than we expect. Having said that, the use of a high employment on
employment land forecast must be considered “conservative” because it would
support a higher demand for employment land.

Conversion Test “C”: Has the Applicant demonstrated that the conversion will not impact
employment land viability?

In undertaking their land suitability tests, the consultants for both projects have commented
on the impact that the proposed conversion would have on other existing and proposed
uses in the vicinity.

v The Warren Woods application, in its Comprehensive Review has undertaken a full
evaluation of the subject lands as well as five other “potential conversion areas” in
Niagara Falls. In undertaking this work the consultants collaborated directly with City
and Region’s planning staff in evaluating the appropriateness of conversions on an
area by area basis. In their evaluation consideration was given to the impacts that
such conversions might have on adjacent land uses. In total, nineteen individual
evaluation criteria were established, based on planning/market, Greenland systems,
and servicing /infrastructure and transportation issues.

With respect to the subject lands, the applicant included a 2 km sphere of influence
buffer around the Cytec chemical manufacturing plant. A Certificate of Approval
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formally restricts any residential use or over-night places of accommodations in the
vicinity of the plant. The conceptual site plan developed by Warren Woods
effectively eliminates any such uses in the southwest corner of the subject site. The
application has also considered the directional impacts of the proposed
development for a full range of uses on all sides of the site.

In the concept plan, the applicant has established a “Mixed Use Commercial-
Residential” designation which applies to lands at the west end of the site between
Montrose and the internal environmental/Greenland protection area. In our
professional opinion, these are among the best employment lands in the City, and
should therefore be maintained as industrial designated within the City’s Official
Plan. The preservation of these lands for industrial (or business park use) does not, in
our opinion, materially compromise the overall concept plan for the Warren Woods
development proposal.

v The Thundering Waters application has correctly identified that the subject lands are
not likely to the impact viability of employment land elsewhere in the City because
the subject site has relatively poor visibility and access. We agree fully that industrial
designation that currently applies to the Thundering Waters site is not viable, nor
could it support a fully-functioning planned business park within the next 30 years.
Having said that, there are three existing businesses directly adjacent to the subject
site. The application does not specifically address how the residential uses would
ultimately impact the long-term sustainability of the three businesses. A fourth
company, Chem-trade has already indicated its intention to relocate. Their property
is already included in the Thundering Waters concept plan. We acknowledge that
there the Thundering Water’s application is situated next to three industrial properties
located at Dorchester. Future Secondary Planning for the Thundering Waters lands
will need to fully consider the appropriate buffering and distance separation
necessary between these uses and any proposed residential uses. Based on the
current concept plans for the Thundering Waters application, non-residential uses
(commercial, institutional and open space) are being contemplated for the parcels
directly adjacent to these existing industrial properties.

Conversion Test “D”: Has the Applicant demonstrated that there is existing or planned
infrastructure?

Both applications have addressed the matters of infrastructure. These matters have been
reviewed by R.V. Anderson on behalf of the City and are included as Appendix B at the end
of this report. All known municipal infrastructure issues are discussed in this report. In
summary:
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v

The Warren Woods application has confirmed the availability of adequate municipal
services necessary to support the proposed application. In Section 4.6 of the
Planning Justification report an assessment of Sanitary Sewer, Water Supply and
Stormwater Management has been provided. It is our understanding that a
Municipal Class EA has been submitted by the City of Niagara for the Garner
Southwest Sanitary Service Area involving the construction of a new pumping station
(PS No. 1) near the intersection of Brown and Kalar. Should this project be approved
by the Ministry of the Environment a Certificate of Approval (COA) would advance
the developablity of the Warren Woods subject lands. It is however possible, based
on consultations with the City and the Region that the MOE will impose some
conditions on the approval of this facility (aka PS No. 1) in light capacity issues at the
High Lift Pumping Station. With respect to sanitary servicing, the consultant has
indicated that the development of the subject lands is unlikely to result in any
“insurmountable” capacity issues. An MOE decisions on this matter is anticipated
shortly.

In terms of water supply, the consultant has indicated that the City has affimed
availability of water capacity to fully service the Warren Woods community as
proposed. In terms of storm water management, the development of the area
would require both a re-alignment and deepening of the existing Warren Creek
watercourse in order to effectively accommodate the anticipated volume of run-
off. In addition, the applicant’s concept plan has also included a number of ponds
distributed throughout the community to provide for quantity and quality control.

The Thundering Waters application includes a rather detailed servicing plan
prepared by Urban Environmental Management. The proposed redevelopment
would require a new pumping station which would be located on the Conrail drain
facility. The City and the Region have also recommended a Wastewater Pollution
Control Plant (WPCP) to be built. In terms of water servicing the applicant has
proposed a potential looping of dead-end water mains on Dorchester and Don
Murie with the existing water main on Chippewa Parkway. Based on the slope of the
site, two SWM facilities will be required to service the site, one on either side of the
Conrail drain. Based on discussions with the Region and the City future servicing
issues and the staging of the Thundering Waters lands should be prepared in more
detailed in an accompanying Secondary Plan.

Conversion Test “E”: Has the Applicant demonstrated that these lands are not required for
industrial use?

Extensive consideration and analysis has been undertaken with respect to the need for
employment land and the appropriateness of the Thundering Waters and Warren Woods
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lands for industrial uses. All analyses concluded that Niagara Falls has an extensive over
supply of employment land.

v

The Warren Woods application forecasts that a total of 67 hectares (165 acres) will be
needed to support long term industrial job growth between 2006 and 2031. Our
analysis suggests that this estimate is a reasonable, if not generous, assessment of
industrial land growth given the unique and prominent role that tourism and other
commercial-oriented businesses will play in the City’s overall economy. While we
agree that the City is over-supplied, we do acknowledge that a portion of the
Warren Woods subject lands can and in fact should be retained for employment-
generating uses. The industrial designation that applies to a portion of lands situated
near the corner of Montrose and Brown should be retained exclusively for
employment use. The balance of the site (for which residential uses are being
pursued) should be approved as proposed by the applicant.

The Thundering Waters application addresses the short-comings of the lands in terms
of both visibility and access. With respect to access in particular, the Thundering
Waters lands are primarily accessed via Dorchester Road and Drummond Road, both
of which are residentially loaded roads. Additional truck and other business related
traffic would present significant negative impacts to the existing home owners on
these roads should the industrial designation be maintained on these lands.

Conversion Test “F”: Has the applicant considered cross-jurisdictional issues?

The extent to which conversions of these sites would impact regional growth have been
considered in the analyses undertaken for both Warren Woods and Thundering Waters

v

The Warren Woods analysis provides a series of growth forecasts taking into account
various potential allocations for the Region and the City. Having reviewed the
magnitude of the growth anticipated, the consulting team for Warren Woods has
not presented a development concept that would in anyway undermine the growth
potential of other neighbouring municipalities, nor would the development
compromise the future competitive position of neighbouring urban jurisdictions such
as St. Catharines, Fort Erie and Thorold.

The Thundering Waters analysis provides two scenarios in its forecast of employment
growth that test the cross jurisdictional impact of Niagara Falls employment growth
vis-a-vis the rest of Niagara Region. The first provides a “typical” allocation of job
growth in Niagara Falls. The second provides an “a-typical” allocation whereby
Niagara Falls captures half of all job growth. Even under the most aggressive
scenario, Niagara Falls still maintains a long-term surplus of land.
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4.11 Summary of Employment Land Need

Section 4 has addressed the issue of long-term employment need in the City of Niagara Falls.
The range of analyses undertaken by urbanMetrics and the Warren Woods and Thundering
Waters applicants have quite clearly demonstrated that the City has a significant over-
supply of vacant industrial land. Based on our expectations of future employment growth
between 2007 and 2031, we estimate that Niagara Falls should expect to see between * 38
and 80 net hectares (+ 90 to 200 net acres) of industrial type employment land absorbed.

The removal of both Thundering Waters and Warren Woods from the industrial land inventory
would not directly impact the City’s ability to accommodate future industrial-type job
growth. In fact, even after removing the two parcels from the developable vacant land
inventory, Niagara Falls is still expected to maintain a sizable surplus position in 2031, ranging
in the order of + 100 to 210 net hectares (x 250 to 520 net acres).

Notwithstanding the over-supply issue, we maintain that a small portion of the Warren Woods
application should be retained for industrial (or “business park”) type uses. The lands fronting
directly onto Montrose Road provide exceptional site characteristics for business because of
high visibility from the QEW and strong access connections with the nearby QEW/McLeod
interchange. The applicant’s submission already makes special provisions for the lands to be
developed as “Mixed Use Commercial-Residential”. Our recommendation is that this portion
of the Warren Woods concept plan be maintained as industrial, or modified to restrict
development of residential uses. It is our view that the introduction of residential uses along
the QEW frontage could potentially compromise industrial type development along the
QEW between MclLeod and the Welland River, which we believe to be the most marketable
industrial land in Niagara Falls in the short to medium term.
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5. Staging of Future Development

Schedule B of the Niagara Falls Official Plan Mab 3 —Probosed New Service Area

provides the Phasing of Future Development and is
intended to direct the logical sequencing of the
City’s long-tern build-out.

Based on the underlying land use designations, the
Thundering Waters lands are represented on
Schedule B of the OP as being within the “Existing
Municipal Service Area”, whereas the Warren
Woods Lands, identified as part of the “South West
Service Area”, are demarcated as “Area 1”. In
essence, this sequencing of planned future growth
suggests that the Warren Woods should logically
follow the development of the Thundering Waters
area which is already within the Existing Municipal
Service Area.

Proposed New Service

In light of the municipal servicing issues that have
been considered as part of this Comprehensive Review, it is apparent that the roll-out of
future development with these two areas will require an amendment to the City’s Official
Plan. Such an amendment is require to recognize the full extent of the capacity up-grades,
and the introduction of new water, sewer and stormwater servicing infrastructure that will
need to be in place to bring the Thundering Waters lands on as a new residential
community.

In light of the fact that the City is currently seeking approval from the Ministry of the
Environment (MOE) to construct a new sewage pumping station (i.e. PS No. 2) near the
intersection of Brown Road and Kalar Road that wil convey sewage from the Garner
Southwest Sanitary Service Area (including Warren Woods) to the High Lift PS, it is likely that
the Warren Woods development would logically precede the Thundering Waters
development, if the approvals are in fact received.

By extension, it would be reasonable to assume that the north end of Thundering Waters (i.e.
north of the Conrail Drain) would be developed before the south end of Thundering Waters
in light of the fact that the sewage collection system in the north end of Thundering Waters
would likely drain into to the High Lift PS as Warren Woods. A new sewage pumping station
would ultimately be required to service the south end of Thundering Waters. Furthermore,
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the Region has identified a long term strategy to service the lands south of the Welland River
by the Anger Avenue WPCP in Fort Erie. In other words, the cost to service the south end of
Thundering Waters would be higher than that to service the north end.

The analysis contained in the previous sections of this report indicate that there is a projected
demand of between 13,700 to 16,500 new residential units in the City of Niagara Falls over
between 2007 and 2031. In other words, there is expected to be a demand of approximately
500-600 residential units per year. While this represents a substantive increase over historic
levels, it recognizes the escalating role that the City of Niagara Falls will play in
accommodating regional growth that can no longer be accommodated in other more
constrained parts of the GGH.

If it were assumed that 40% of this the City’s projected unit growth is achieved through
intensification and development elsewhere in the City (i.e. 200-240 units), and that
Thundering Waters and Warren Woods met the rest of this demand, Figure 24 summarizes the
potential uptake of these developments and the likely timeframes in which they might be
realized.

Based on the analysis in the Figure 24 below, it is apparent that Thundering Waters and
Warren Woods could satisfy much of the demand for residential growth in the City of
Niagara Falls for at least 15 years, but would not necessarily undermine development of
other lands in Niagara Falls where residential uses are permitted as of right.

FIGURE 24 — PROPOSED STAGING OF FUTURE GROWTH

Development Proposed No. | Projected Supply Possible

of Units Demand Timeframe
Warren Woods (currently zoned as 700 300 units/yr 2.3 years 2008-2010
residential)
Warren Woods (currently zoned as 675 300 units/yr 2.2 years 2011-2013
industrial)
Thundering Waters — north 1,000 300 units/yr 3.3 years 2014-2016
Thundering Waters — south 2,300 300 units/yr 7.7 years 2017-2024
Total 4,675 300 units/yr 15.6 years 2008-2024

Source: R.V. Anderson Associates Limited
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In light of the above analysis, it is important to emphasize that, if the City decides to support
the conversion of these industrial lands to residential a more detailed review of the servicing
requirements will need to be completed by the applicants in conjunction with the
preparation of a Secondary Plans for both of these areas.
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6. Conclusions and Recommendations

The results of our comprehensive review of long-term residential and employment land
needs in the City of Niagara Falls indicate quite clearly that Niagara Falls’ existing land
supply demonstrates an imbalance between lands available to accommodate residential
growth versus the amount of land designate for industrial growth and development.
Specifically, the results of our study indicate that Niagara Falls’ existing “urban” land supply
does not have enough residentially designated/zoned land to adequately meet the
forecasted need for between 13,700 to 16,500 new housing units between 2007 and 2031.

Based on our calculations of available residential supply, the City maintains an existing land
base that could support +10,000 new housing units. At this level, the City is approximately
3,700 to 6,500 units short of long-term growth expectations. In the more immediate term, we
have also determined that the City is now approaching a supply deficit of low and medium
density units to meet its 10 year requirements as per the Provincial Policy Statement. As such,
the City will need to take corrective measures to ensure that its residential land base is
augmented with additional housing units in an acceptable timeframe.

While accommodating residential growth will be an issue for Niagara Falls, the City maintains
an extensive supply of undeveloped, vacant industrial land. In total, the City has an
estimated 567 gross hectares (1,400 gross acres) of undeveloped “greenfield” type industrial
land. Adjusting for future development of roads, servicing, and other environmental
development limitations, the total amount of land available for actual industrial use is in the
order of 455 net hectares (1,125 net acres). Our 25 year employment forecasts indicate that
economic growth in Niagara Falls” will dictate total demand requirements in the order of 40
net hectares (90 net acres) of industrial land over the remainder of the 2031 period. Even
under more “aggressive” growth scenarios, whereby the City achieves a greater share of
regional employment, the maximum amount of industrial land needed in Niagara Falls over
next 25 years is estimated to be the order of £ 80 net hectares (200 net acres).

In keeping with the new provincial policy framework for more contained growth within
existing built-up areas, we conclude that Niagara Falls will need to convert a sizeable portion
of its industrial land surplus in order to avoid any premature adjustments to its existing urban
boundary.

The following recommendations are brought forward to the City’s Growth Management
Strategy (“GMS”) for consideration and inclusion:
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1. That the existing urban boundary for the City of Niagara Falls, as indicated in
Schedule A of the Official Plan, be maintained without modification, and that
selected lands inside the urban boundary be better rationalized from a land use
perspective in order to more effectively meet the anticipated volumes of residential
and industrial development over the next 25 years.

2. That the Warren Woods application in the Westland Planning Community be
considered an appropriate and efficient use of urban greenfield lands that provide
the appropriate scale and location for a comprehensively planned residentially-
focused community that contains a variety of urban land uses. It is recommended
that the City of Niagara Falls move forward with this application for an Official Plan
Amendment to establish new residential uses on lands west of the Provincially
Significant Wetland that are now designated in the Official Plan as “industrial”,
however that lands to the east of Provincially Significant Wetland extending easterly
to Montrose Road and the QEW be maintained in accordance with their current
“industrial” designation.

3. That the City of Niagara Falls establishes a formal Secondary Planning study area
that includes the Warren Woods lands in their entirety, as well as any neighbouring
lands (as deemed appropriate by the City) that will contribute toward the
development of a complete community. The Secondary Plan for this area should be
initiated by the City in accordance with Part 4, Section 3 of the Official Plan, and
should consider fully the following elements:

i. Structural Concepts (Goals & Objectives of the Plan)
. General Policies

i Intensification Policies
iv. Land Use Designations

V. Parks

Vi. Environmental Features and Natural Areas (linkages)
Vii. Schools
Viii. Road, Transit and Pedestrian Considerations

iX. Municipal Servicing Plans
X. Urban Design Guidelines

The Secondary Plan for this area can be conducted simultaneously with any
Municipal Class EAs related to any new municipal infrastructure designed to
accommodate or manage future growth in this area. No residential development
shall commence on any portion of the re-designated portion lands Warren Woods
lands prior to the successful completion and approval of the city led Secondary
Plan.
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4.

That the portion of the Warren Woods application that are already zoned and
designated “residential” be initiated and developed in advance of the re-
designated portion of the subject lands. In light of existing and planned servicing
considerations in the Garner Southwest Sanitary Servicing Area, it is anticipated that
development and build-out of these could occur within the 2011 to 2013 timeframe,
subject to all necessary Ministry of Environment (MOE) and Secondary Plan
approvals.

That the Thundering Waters application in the Drummond Planning Community for a
comprehensively planned residentially oriented community be considered by the
City of Niagara Falls as an appropriate and efficient use of lands inside the urban
boundary, and that the subject lands be re-designated for residential oriented uses.

That the City of Niagara Falls establishes a formal Secondary Planning study area
that includes the Thundering Waters lands in their entirety, plus any other
neighbouring areas (that are deemed appropriate by the City) that will contribute
toward the development of a complete community. The Secondary Plan for this
area should be initiated by the City in accordance with Part 4, Section 3 of the
Official Plan, and should consider fully the following elements:

i. Structural Concepts (Goals & Objectives of the Plan)
i. General Policies

iii. Intensification Policies
iv. Land Use Designations

V. Parks
Vi. Environmental Features and Natural Areas (linkages)
Vii. Schools

Viii. Road, Transit and Pedestrian Considerations
iX. Municipal Servicing Plans
X. Urban Design Guidelines

The Secondary Plan for the Thundering Waters area can be conducted
simultaneously with any Municipal Class EAs related to new municipal infrastructure
required to support residential growth. No development shall commence on any
part of the Thundering Waters site prior to the receipt of all necessary MOE
approvals, and final approval of the Secondary Plan by the City.

That the Thundering Waters Secondary Plan incorporate the appropriate phasing
that stages development from north to south. Based on existing and planned
servicing considerations, it is recommended that the land north of the Conrail Drain
must be developed in advance of any residential development to the south. Based
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10.

11.

on servicing considerations and the MOE approvals required, it is anticipated that
development staging in the north end would reasonably fall within the 2014-2016
timeframe, whereas the larger area to the south would require a longer
development perspective, stretching from 2017 to 2024.

That Schedule B of the City of Niagara Fal’s Official Plan be amended to
incorporate the Thundering Waters Lands as a distinct serving area, recognizing its
newly defined planning function as a residential-oriented community of the
Drummond Community Planning District. It is further recommended that the
following sequencing be considered in the City’s forthcoming Official Plan Update:

i. Southwest Service Area

i. Thundering Waters Service Area
iii. Grassy Brook Service Area
iv. Chippawa Service Area

V. Long-term Municipal Service Area

That vacant and available industrial lands in the Stanley Avenue Business Park and
the Montrose Business Park (including adjacent industrial parcels to the south) be
promoted by the City of Niagara Falls as the primary location for new and
expanding industrial-oriented businesses in the City of Niagara Falls, and that efforts
be made to ensure that these business parks strive toward the achievement of full
build-out within the next 25 years.

That vacant industrial land parcels in the west-end of the City (generally bounded
by McLeod Road, Chippawa Creek Road, Thompson Creek and Thorold-Town Line
Road) be maintained for strategic, long term industrial and economic development
purposes in order to ensure that a broad range of general industrial uses are
attracted to, and indeed maintained within the City of Niagara Falls, especially “dry”
industrial businesses that may require extensive outdoor storage areas.

That the existing vacant industrial lands in the northwest quadrant of the QEW and
Lyon’s Creek Road /Biggar Road be maintained for long-term industrial land
development purposes, and that priority be given to prestige-type industrial uses as
well as campus-type corporate office developments. Consideration for business
and prestige industrial uses can and should also be given to lands fronting onto the
QEW, including those that are currently designated for tourist commercial and resort
commercial purposes. Such uses however should be considered on a case-by-case
basis.
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12.

13.

That urban boundary expansions in the City of Niagara Falls not be considered at this
time, and that all municipal planning and servicing resources for purposes of
residential growth be directed exclusively toward land inside the urban boundary to
ensure that the Provincial planning policy objectives for infill and intensification are
achieved in Niagara Falls, when and where feasible.

That the lands referred to in this report as the Northwest Community Landowners
Group (NCLG) be maintain as per their current rural designation (“Good
Agriculture”). Consideration of future urban boundary expansion involving all or any
portion of these lands should be deferred to the next municipal comprehensive
review, or alternatively when the municipality is no longer able to support its 10-year
housing requirements as per Section 1.4.1 of the Provincial Policy Statement.
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Appendix A: Workshop Consultations

SESSION 1: RESIDENTIAL STAKEHOLDER CONSULTATION MEETINGS (By Invitation)
February 16, 2007

Morning Session: 10:00 a.m. - 12:00 p.m.

Introductions — Roundtable Format

Opening Remarks - Doug R. Anannd (DRA), urbanMetrics:

0

(0]

Discussion of trends, risks in residential development

Issues associated with land conversions

Opening Remarks - Dana Anderson (DA), Meridian Planning Consultants:

(0]

(0]

Context for the study.
Overview of the Growth Plan and it’s requirements.
Comprehensive Review.

Discussion of the Provinces Gateway Economic Zone (GEZ), population and
employment figures, the built boundary, intensification and designated greenfields.

recognizes the impact of the border
intent of Urban Growth Centre (UGC) - St. Catharines = Yes, Niagara Falls = No

the City of St. Catharines doesn’t seem to have any room as such it is identified as an
area of greater intensification (i.e. higher density),

Cities and Region need to better utilization available and planned infrastructure.

Niagara Falls is not off the hook for achieving infill and intensification, but it doesn’t
have to meet higher intensification target as per the prescribed UGC densities in the
PTG Plan.

GENERAL DISCUSSION

Topic 1 - How has (or how will) the Growth Plan impact the housing development industry?

(0]

(0]

Participants indicated it has pushed development south

With limited opportunity in St. Catharines, Niagara Falls is the logical next market for
growth,

Participants indicated that despite UGC density prescriptions of St. Catharines, won’t
see high rise condos in St. Catharines when a new home buyer can get a single
family detached in the Falls.
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Definite development trend going south in Niagara Falls instead of the northern part
of the city which traditionally more popular.

Housing trends across the Region will change due to the Greenbelt

Also, the south end being serviced and we’re at the UAB in the north end - this will be
the future.

Topic 2 — What are the big-picture market trends that influence new home sales in Niagara

Region?

0 price, value for the product

o influx of retirees from the GTA (in-migration)

0 increase of households

0 change in demographics - will this change the housing product?

0 yes, there will be smaller units, but it’s still single family based.

0 Mountainview Homes’ condo project in St. Catharines attracted the majority of
people in their 60's, unlike other projects it hasn’t sold out in two months. The market is
not as strong as was thought for high density product.

o0 Potential in downtown St. Catharines for high density is bleak due to the presence
students and the bars/nightclubs in the area.

o0 High density is a very tough sell in Niagara Region- Neighbourhoods of St. Davids -
market for the estate residential but majority are empty nesters from the GTA who’ve
bought condo’s —

0 Big demand for seniors lifestyle developments such as bungalow townhouses

o There is a significant difference with the GTA - stacked townhouses work in the GTA
but bungalow town-homes work here

o the 1t time buyers like Smart Growth developments, but the resale market is where
the majority of 1sttime home buyers in Niagara Falls go.

o New housing developments often the next (i.e. second or third) purchase

0 Resale market in the city is strong

0 Resale of a single family detached is the same price (or lower) as a new semi or
townhouse

o Condo fees are about $200/month - someone can buy a new single family
detached and the grass cutting, snow ploughing would be less than $200/month

o The first time homebuyer is difficult to define - the demographics and the income

level is what defines the buyer and their needs.
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Topic 3 — Income levels are lower in Niagara Falls compared to the Province - how does this
impact housing affordability

(0]

(0]

affordable housing - difficult as there’s several different markets in the region

no issue for affordability due to resale market in the city

Topic 4 - What has happened recently to increase the attractiveness of Niagara Falls for
home buyers?

o
(o}
o

(0]

Topic

it’s easier to get around
the job market has improved
golf courses have made an impact

the casinos and the tourist employment has made the city more of a growth area
than St. Catharines.

5 - To what extent has new housing product in Niagara Falls become more

representative of the tourism employment?

(0]

(0]

12 months after the opening of Casino Niagara, subdivisions started to develop
Many of the people moving to Niagara Falls are semi-retired.

these jobs in the tourism sector are low paying ($30 k is average income)
people will live elsewhere in the region and commute in for tourism jobs
important to note that not all the jobs in tourism sector are low paid.

townhousing does work, there is a market but it’s a tougher sell as traditionally, locals
want single family detached.

people can live here in Niagara Falls but work elsewhere, Hamilton, Grimsby,
Burlington, Oakville and Mississauga.

Topic 6 - What are the opportunities of extending the city as a four-season destination?

(0]

(0]

(0]

Collingwood has done it, entertainment could extend it - is this on the radar?

not really — winters in Niagara Falls are tough - we don’t have the winter attractions
that places such as Collingwood have.

there has to be better development of attractions and events first.

Topic 7 - Is there a market for secondary suites in Niagara Falls?

(0]

(0]

there are both legal and illegal apartments.
there would be more if it was easier to have them legally.

there’s a market for secondary units but not for apartment units?
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o surprised that there is no market for rental apartments as there is an increasing of
people who want to sell sfd’s for apartments.

o thereis a market/appetite for bachelor-type apartments in Niagara Falls.

o growing part of the resale market is homes that have or could be converted to
include in-law apartments or granny flats.

0 B & B’s are an opportunity, but it is imited and it has to be near the tourist area.

Topic 8 — How difficult will it be to achieve the mandated 50 residents and jobs per
hectare for new development as per the new PTGP? How is this going to be achieved?

o the difficulty is the employment part
o0 the density of employment is not there now

o0 mix of housing types within development subdivisions will be difficult to achieve.
Many single family dwelling home buyers don’t want to live beside townhouse
and apartment complexes.

Topic 9 — What (or where) are the best opportunities for infill intensification in Niagara
Falls?

0 inthe core areas.
o0 itistough though due to the extent of demolition.

Topic 10 — What are the prospects for higher density housing in Greenfield development
in Niagara Falls?

0 itis going to be a tough sell as the region is traditionally single family detached.
o the public is not embracing this.

o0 a conflict between high density vs. surrounding area - the level of intensification
may not be in keeping with the area.

o affordable housing is difficult to integrate within plans of subdivision that may not
lend themselves to affordable housing.

o DC-=s, permit fees etc. that differ between municipalities can be significant -
some higher than others.

0 need to have the infrastructure in place to accommodate future growth,
especially if you plan to integrate high density developments.
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SESSION 2: INDUSRTIAL/COMMECIAL STAKEHOLDER CONSULTATION MEETINGS (By Invitation)
February 16, 2007
Afternoon Session: 1:30 p.m. - 3:30 p.m.

Introductions — Roundtable Format

Opening Remarks — Doug Annand urbanMetrics and Dana Anderson, Meridian Planning
Consultants

Topic 1 - Where do participant’s see the role of manufacturing future of in the city’s future?
o High manufacturing general outflow (leaving Niagara Falls and Niagara Region).

0 Warehousing sector up and down - interest goes through peaks and valleys, right
now is slow but later in the year there may be interest

Topic 2 - What makes the city a good location?
0 access torail is a key consideration.
warehousing and distribution is a potential growth area
quality of life, lack of traffic, affordability, labour market, accessibility.
infrastructure, proximity to the border.
no DC’s.

OO0 Oo0Oo

Topic 3 - What are the negatives?

o lack of servicing.
lack of sufficient land along the QEW in order to provide access.
road patterns (although Mid-Peninsula Corridor will help).
higher industrial tax rate compared to neighbouring municipalities.
lots of emphasis on tourism, can’t hang our hats on tourism alone.

O 0 O0Oo

Topic 4- Where are the industrial type business inquiries coming from (what sector)?
o mostly light manufacturing, various sectors (none specified).

Topic 5 - How well positioned is the City in terms of attracting non-residential construction
trades and product manufactures?

0 Several companies have actually moved out of Niagara Falls as there’s no dry
industrial areas that also allow outside storage.

Topic 6 — Will the Gateway Economic Zone status provided by the Province help attract new
business or industry?

0 Region of Niagara says they are going to look at this through their growth
management study

o0 employment densities are decreasing this is increasing the need for larger parcels of
land with fewer employees.
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0 need better access to the markets because of the market is worldwide. There is also
increasing internal competition for some manufacturers in Niagara Falls from other
“sister” plants in lower cost regions such as China, Mexico, and Latin America

o0 constraints on skilled labor - difficult to attract workers.

0 need rail access, this is getting more attractive as the cost of trucking is increasing.

Topic 7 - Are there business retention issues (is there a risk to businesses in leaving)?
0 depends on the level of investment

0 it’stougher (to leave) with the higher investment.

0 yes, there have been - customs brokerage houses need land, have moved out of
the city to Fort Erie.

Topic 8 - How essential is the real estate element - land holding for buffers?

0 very important, have to have this for distance separation.

o0 Aggregates, landfill - this has to be included in a growth projection scenario - the
planning for both of these goes over a 25 year time horizon - composting is highly
land consumptive, needs dry industrial land.

Topic 9 - What role or can or should the Service Sector play, in revitalizing Downtown; can
this area provide opportunity for new employment?

difficult to find office space in the city.

Downtown can play a part due to the proximity to the border.

opportunity exists but Downtown is a place that people just don’t want to go.

o O O o

40% of all the vacant commercial space in the City is Downtown (200,000+ square
feet) - functionally obsolete,

o

Landlord’s are only offering short-term leases.
0 Existing buildings not served with cable infrastructure (for Internet access)

o Parking in the Downtown is a problem (Burlington has had success in developing new
parking structures)

Topic 10 - How many new jobs could be located in the Downtown? If the focus is to be in
service sector then this could go Downtown and land needs will be a lot less?
o0 road access to Downtown is not easy. Office development may be difficult.

0 Nonetheless there has been a movement of professional firms (lawyers, architects,
consulting firms) to the Downtown.

o lack of buildings that offer long term leases.
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o Landlords don’t want to commit to tenants.

Topic 11 - Is there a connection between the industrial sector and the tourist sector?
Initiatives to link the two?

o Tourist Commercial lands should be included as employment lands.
o0 the hotel development is built by local contractors.

0 no initiatives to link the two.

Topic 12 - What Role does pubilic transit play in business location decisions?
o mostly it doesn’t play a role - but in tourism, retail, other smaller employers buses play
a role for employees.

o In order to extend the bus service, you have to have a business case

Topic 13 - What are some of the Regional Niagara issues with respect to Niagara Falls?

o impact of tourism on affordable housing.

o0 the Gateway Economic Zone

o brownfield development does not mean redevelop to residential.
0 Building complete communities is the key.

0 Looking for a reduction of auto-usage

0 opportunities for tax relief when utilizing existing infrastructure.

0 Need to support downtown revitalization.

Topic 14 - Other Comments

0 serviced lands are needed;

0 new businesses want to be up and ready in 12 months,
0 need “shovel-ready” land.

o0 there are no spec. buildings available in the market.

o the Falls Industrial Park should be serviced.

0 Glendale Avenue is succeeding purely because of servicing and access - hottest
regional made - it’s taking business away from the city.

o make the Falls Industrial Park twice the size and service it, the market’s there.

o0 Buffalo Airport is the airport that we cite as servicing the city.
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o0 Burlington has been very proactive - they built a parking structure to stimulate office
development.
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Appendix B: Municipal Servicing Review

Prepared by RV Anderson & Associates
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environmant - infrastructure . Wab www.rvanderson.com
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urbanMetrics Inc.

144 Front Street, Suite 460
Toronto, Ontario

M5J 2L7

Attention: Peter Thoma, MCIP, RPP, PLE
Dear Sir:

Re:  City of Niagara Falls — Review of Municipal Servicing

Requirements for Two Residential Development Proposals

We are pleased to submit a brief report that summarizes our review of the municipal
servicing requirements for two residential development proposals in the City of Niagara
Falls, namely: Warren Woods and Thundering Waters.

This report also provided some comments on a proposal to expand the City’s Urban Area to
include a 75 hectare parcel located in the northwest section of the City.

We have revised the report that we submitted to you on June 27, 2007 to summarize the
items that were discussed at our meeting with the City, the Region and CH2M Hill on
September 7, 2007 as well as some additional information that was sent to us after this
meeting. In particular, we have added some additional discussion on wastewater servicing
and the potential staging of development in Warren Woods and Thundering Waters.

We trust that this report adequately addresses your needs. Please contact the undersigned
if you have any questions.

Yours very truly,

R.V. ANDERSON ASSOCIATES LIMITED
Ken G. Collicott, P.Eng.

Associate Director

cc: Vaino Raun, RVA (Welland Office})

Encls.
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1. Introduction

1.1 General

This report summarizes a review of the municipal servicing requirements for two
residential development proposals in the City of Niagara Falls, namely: Thundering
Waters and Warren Woods — refer to Figure 1. These two areas are currently zoned for
industrial uses.

1.2 Comprehensive Review, Residential and Employment Land Needs Analysis

urbanMetrics Inc. has recently completed its independent evaluation of long-term
residential and employment land requirements for the City of Niagara Falls, covering the
planning period from 2007 to 2031. Their findings are presented in a report entitled:
Comprehensive Review, Residential and Employment Land Needs Analysis. The

covering letter for this report states:

“The evaluation prepared in this report has determined that the City of Niagara
Falls has an over supply of industrial designated land, and at the same time has
an under supply of residential land capable of supporting long-term growth.
Based on our analysis we acknowledge that both the Thundering Waters and
Warren Woods applications, subject to some modifications and more detailed
secondary planning, are indeed warranted from both a quantitative and planning
policy perspective, and will help alleviate the shortfall of low and medium density
over the next 25 years....”

The City has received a proposal from the Northwest Community Landowners Group
(NCLG) to redevelop this land as an “adult lifestyle” community comprising some 1,400
residential units as well as some 22,000 square metres of non-residential space.

With respect to the NCLG lands, the Executive Summary in the urbanMetrics report

states:

“The Region has identified and approved water servicing upgrades in this area of
Niagara Falls to rectify existing deficiencies related to properties on the NCLG
lands. Should these areas be fully serviced, residential uses on a portion of
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these lands may be an appropriate means of dealing with residential short-falls
over the long-term that cannot be captured by the Warren Woods, Thundering
Waters land and indeed other parts of the City that could potentially be leveraged
for housing purposes. Having said that, we do not believe that the applicant has
adequately represented the need for an adult-lifestyle community on these lands,
nor have they given appropriate consideration to the prevailing Provincial policy
context which seeks to contain growth and maximize density yields for new
housing on Greenfield-type lands. In addition to these concerns, the applicant, in
our opinion has not effectively considered the potential ways and means that
these lands could be developed for other purposes over the long-term, including
& business park or a cluster of tourism related commercial uses, both of which, in
our opinion could be feasible given the highly visible nature of the site on the
QEW leading info the Cily of Niagara Falls. Based on our review of their
submission, we would suggest that an application to expand the urban boundary
at this time is premature, especially in light of other fand development
opportunities that could be elsewhere inside the City’s defined urban area.”

Growth Plan for the Greater Golden Horseshoe

The Growth Plan for the Greater Golden Horseshoe (Places to Grow) states that

municipalites may permit conversion of lands within employment areas, to non-

employment uses, only through a municipal comprehensive review which addresses six

issues, namely:

a) There is a need for the conversion;

b) The municipality will meet the employment forecasts alfocated to the municipality

pursuant to this Plan;

c¢) The conversion will not adversely affect the overall viability of the employment

area, and achievement of the intensification target, density targets, and other
policies of this Plan;

d) There is existing or planned infrastructure to accommodate the proposed

conversion;
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) Cross-jurisdictional issues have been considered.

The report prepared by urbanMetrics addresses all of these issues. The following
sections provide some additional discussion on the adequacy of existing or planned
infrastructure to accommodate the proposed conversion of the Warren Woods and
Thundering Waters lands.
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2. Water Demands, Sewage Flows and Stormwater Runoff Coefficients

Table 1 summarizes the proposed development for Thundering Waters and Warren
Woods. It also summarizes the impacts on water demands, sewage flows and
stormwater runoff coefficients if the land use were changed from industrial to residential.
It is apparent that the peak water demands, peak sewage flows and stormwater runoff
coefficients would all be less if these two areas were developed for residential use rather
than for industrial use. Therefore, the servicing costs and potential impacts on the
existing water, wastewater and stormwater infrastructure would be less if these two sites
were developed, as proposed by the respective owners, for residential-oriented uses.
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3. Thundering Waters

3.1 Site Servicing Feasibility Study

Urban & Environmental Management Inc. (UEM) have prepared a “Site Servicing
Feasibility Study” for Thundering Waters. This report presents estimates of the water
demands and sewage flows for the proposed residential development as well as
possible points of connection to the existing water distribution and sewage collection
systems. The UEM report also provides some comments on stormwater management
for the proposed residential development.

3.2 Water

Static Pressures

Ground elevations on the Thundering Waters site range between 177 m and 182 m.
Therefore, Thundering Waters can be supplied from the high lift pumping station at the
Niagara Falls Water Treatment Plant (WTP). The hydraulic grade line in Niagara Falls is
governed by the water level in the Lundy’s Lane Tank — the top water level is 249.6 m.
Therefore, the static pressures in Thundering Waters would range between 96 psi and
103 psi when the Lundy’s Lane Tank is full. These static pressures are at the high end
of the range that is generally accepted for municipal systems (i.e. 40-100 psi).
Therefore, it will be necessary to install pressure reducing valves in each house in
Thundering Waters in order to comply with the Ontario Building Code. The cost to install
a pressure reducing valve is relatively low (approximately $200 per house).

Reqion of Niagara Water and Wastewater Master Servicing Plan Update

The Region of Niagara is responsible for water supply and storage in Niagara Falls and
the other urban areas in the Region. In 2003, the Region completed a Water and
Wastewater Master Servicing Plan Update which identified the capital works required for
the period of 2003 to 2012 as well as an assessment of the financial impacts of this plan.
Figure 13-4 of the Region’s Plan summarizes the recommended improvement work to

the Niagara Falls water supply system.
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Trunk Water Mains

There is a 1,050 mm diameter regional main on Oldfield Road. In addition, there is a
300 mm diameter water main on Dorchester Road extending 700 m south of Oldfield
Road. The UEM Site Servicing Feasibility Study indicates that it would be necessary to
extend the 300 mm diameter water main south along Dorchester Road and then east
along Chippawa Parkway to connect to the existing 300 mm diameter water main on
Don Murie Street.

It is possible that additional trunk mains will be required with connections to the existing
mains on Oldfield Road and/or Progress Street in order to supply the required fire flows.
In particular, the fire flows required for institutional uses (e.g. schools, churches) are
typically higher than those for single family dwellings and the water distribution system
has to be designed accordingly.

A key consideration for servicing of the Thundering Waters site will be the staging of
development. Ideally, the 300 mm loop should be completed along Dorchester Road
and Chippawa Parkway in the first stage of development in order to maximize the
hydraulic capacity, the reliability of supply and the operational flexibility of the system
and also to minimize the potential for water quality problems. Computer modeling will
have to be conducted in order to quantify the fire flows that are available for each stage

of development.

33 Wastewater

Site Servicing Feasibility Study

The UEM Site Servicing Feasibility Study indicates that sanitary sewers to be
constructed in the northern portion of Thundering Waters (i.e. north of the Conrait Drain)
could drain by gravity to existing sewers on Oldfield Road and Dorchester Road. The
regional sewer on Oldfield Road crosses over the Hydro Canal {i.e. on a pipe bridge)
and discharges to the South Side High Lift Pumping Station (PS).

A sewage pumping station would have to be constructed in the southern portion of
Thundering Waters to convey sewage to the proposed sewers on the north side of the
Conrail Drain. The design and construction of the proposed pumping station would have
to be in accordance with the Region's standards.
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Region of Niagara Water and Wastewater Master Servicing Plan Update

The Region of Niagara is also responsible for wastewater pumping and treatment.
Figure 13-10 in the Region's Master Servicing Plan Update summarizes the
recommended improvement works to the Niagara Falls Water Pollution Control Plant
(WPCP) system. The Region’s Plan suggested a long term strategy to service the lands
south of the Welland River, including Chippawa, by the Anger Avenue WPCP in Fort

Erie.

The Site Servicing Feasibility Study and the Region’s Water and Wastewater Master
Servicing Plan Update acknowledge that the High Lift PS overflows during wet weather
periods and these overflow volumes exceed the allowable limits stipuiated by the Ontario
Ministry of Environment (MOE).

The Master Servicing Plan Update recommended that a high rate treatment facility be
constructed at the High Lift PS to treat overflows before discharging them to the Hydro
Canal. The Region of Niagara will have to complete a Municipal Class Environmental
Assessment (Class EA) in order to identify the preferred solution for handling wet
weather flows at the High Lift PS prior to approving significant development in the area
that is serviced by this pumping station (including Thundering Waters).

Flow monitoring and computer modeling wili be required in order to quantify the spare
capacity in the regional sewer on Oldfield Road and the potential impacts on the High
Lift PS. It is possible that a new sewer would have to be constructed from the
Thundering Waters site to the High Lift PS if there is not sufficient spare capacity in the
trunk sewer on Oldfield Road.

It is possible that some in-line or off-line storage could be provided in the Thundering
Waters sanitary sewer system to attenuate peak flows from this development and
thereby avoid exacerbating overflows at the High Lift PS.

Pollution Control Plan

The City of Niagara Falls, in conjunction with the Region of Niagara and Environment
Canada are currently undertaking a Poflution Control Pian in order to identify a plan to
reduce overflows from the combined sewer system. Based on preliminary results of this
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study’, the regional sewer on Oldfield Road (1,200-1,350 mm diameter) has a pipe-full
capacity of at least 980 L/s. The peak dry weather flow in this regional sewer is
estimated to be 190 L/s and the peak wet weather flow during a “typical year storm” is
estimated to be 790 L/s.

Similarly, the firm capacity of the High Lift PS is reported to be approximately 760 L/s
whereas the peak dry weather flow is estimated to be 260 L/s and the peak wet weather
flow during a typical year storm is estimated to be 1,830 L/s. As a result, the High Lift
PS overflows approximately three times during a typical year.

For purposes of comparison, the peak sewage flow from Thundering Waters is
estimated to be 180 L/s (refer to Table 1). In other words, there should be adequate
capacity in the regional sewer on Oldfieid Road and the High Lift PS for Thundering
Waters during dry weather periods. However, Thundering Waters would increase the
frequency and volume of overflows at the High Lift PS during wet weather periods unless
measures are implemented to handle wet weather flows.

Northeast Area Wastewater Servicing Study

The Region of Niagara is currently conducting a Municipal Class EA in order to identify
the preferred solution to provide long-term wastewater servicing requirements for the
northeast part of the Region (i.e. St. Catherines, Niagara-on-the-Lake, Niagara Falls and
Thorhold). The Class EA identified three alternative solutions for wastewater servicing in
the northeast area and, in particular, handling wet weather flows at the High Lift PS,

including:

e Alternative A includes upgrading the High Lift PS and force main to service projected
development in 2026.

= Alternative B includes construction of a wet weather flow facility adjacent to the High
Lift PS to service projected development in 2026.

 Alternative C includes construction of a WWTP to service projected development in
2026 although the location and rated capacity have not yet been determined.

! E-mail sent on September 11, 2007 from Tom Mahood, P.Eng., CH2M Hill to Greg Holman, C.E.T., City
of Niagara Falls.
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The preferred solution for handling wet weather flows at the High Lift PS has not yet
been determined.

South of Welland River

It should be noted that there is a large undeveloped area located south of the Welland
River that is zoned for residential. In order to provide municipal wastewater servicing to
this area, the sanitary sewers will have to be drained to a new pumping station and/or a
new wastewater treatment plant. Ideally, a Master Servicing Plan should be prepared
for the south end of the Urban Area in order to identify a servicing plan that is
environmentally acceptable and considers life cycle costs (i.e. capital cost plus O&M

cost).

Disconnection of Foundation Drains

In recent years, the City of Niagara Falls has implemented a program to install sump
pumps in existing houses (to allow the foundation drains to be disconnected from the
sanitary sewer system) and thereby allow some development to proceed without
exacerbating the overflows. However, it is unlikely that this program will free up
sufficient capacity in the High Lift PS to accommodate any significant development in its
sewershed.

3.4 Stormwater

The Site Servicing Feasibility Study prepared by UEM indicates that the majority of lands
north of the Conrail Drain would outlet to the Drain which in turn drains to the Hydro
Canal. Lands south of the Drain would outlet to the Welland River via the existing
culverts crossing Chippawa Parkway. Stormwater quality controls wouid be required
prior to discharge into the Hydro Canal and the Welland River since both watercourses
are designated as Type 2 fish habitat (i.e. a “normal” level of protection would be

required).

The UEM Site Servicing Feasibility Study indicates that stormwater quantity controls
should not be required for the land north of the Conrail Drain although quantity controls
may be required south of the Drain due to the limited capacity of the culverts crossing
the Chippawa Parkway. It may be preferable to construct larger culverts under the
Parkway to avoid the need for stormwater quantity control ponds.
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4. Warren Woods

4.1 Planning Justification Report

The Planning Partnership and Cushman & Wakefield Lepage prepared a “Planning
Justification Report' for Warren Woods. This report identifies the need for construction
of sub-trunk sewers and water mains to service this site as well as the need to realign
and deepen Warren Creek and construct stormwater quantity and quality controls. This
report states: “There are no servicing/infrastructure constraints that would obviate the
use of the subject land for “Residential” rather than “Industrial” land uses. Detailed
servicing reports are currently underway to provide a functional servicing strategy of the
Warren Woods Community.” These detailed servicing reports have not yet been
completed.

4.2 Water

Static Pressures

Ground elevations on the Warren Woods site range between 175 m and 180 m and will
be supplied from the high lift pumping station at the Niagara Falls WTP. Therefore, the
static pressures in Warren Woods would range between 99 psi and 106 psi when the
Lundy’s Lane Tank is full. These static pressures are at the high end of the range that is
generally accepted for municipal systems (i.e. 40-100 psi).

Region of Niagara Water and Wastewater Master Servicing Plan Update

The Region's Master Servicing Plan Update identifies the need for regional mains along
Brown Road (within 10-25 years) and Garner Road (within 0-10 years) as well as a
municipal main along Kalar Road. The Region has recently constructed a regional main
along McLeod Road and Barron Road from Montrose Road to Allanburg to interconnect
the systems in Niagara Falls and Thorold (this main was not identified in the Master
Servicing Plan Update).
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4.3 Wastewater

Region of Niagara Water and Wastewater Master Servicing Plan Update

The Warren Woods site would be serviced by the South Side Wastewater System which
drains to the High Lift PS. There is an existing sanitary sewer running east along
Canadiana Drive crossing under the QEW to the High Lift PS. The Region’s Master
Servicing Plan Update identified the need for the City to construct a larger sewer (from
750 mm to 1,350 mm diameter) along Canadiana Drive.

Garner Southwest Sanitary Service Area

Associated Engineering Ltd. recently completed a Municipal Class EA for the City to
identify the preferred solution to collect sanitary sewage from the southwest portion of
the City (referred to as the Garner Southwest Sanitary Service Area). This study
evaluated several alternatives and concluded that the preferred solution was to construct
sanitary sewers along Brown Road, Garner Road and Kalar Road as well as a pumping
station near the intersection of Brown Road and Kalar Road to service the area north of
Thompson’s Creek. A second pumping station would be constructed near the
intersection of Brook Road and Montrose Road to service the area south of the Welland
River.

That City has recently submitted an application to the MOE for construction of PS No. 1
near the intersection of Brown Road and Kalar Road. it is possible that the MOE will
impose some conditions on the approval of the PS No. 1 in light of the limited capacity of
the High Lift PS to handle wet weather flows. For purposes of comparison, the proposed
capacity of PS No. 1 is 165 L/s whereas the rated capacity of the High PS is 760 L/s.
The peak sewage flow for Warren Woods development proposal (i.e. 675 residential
units) is estimated to be 47 L/s (refer to Table 1).

4.4 Stormwater

The majority of the Warren Woods site is tributary to Warren Creek except the southwest
corner which is tributary to Thompson's Creek. The Warren Creek Watershed Master
Plan identified the need to realign and deepen Warren Creek through the Warren Woods
site in order to service the Garner Residential Community to the north of the Warren
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Woods site. The Watershed Master Plan also identified the need for several stormwater
quality control and quantity control ponds throughout the watershed.

Upper Canada Consultants recently completed a conceptual design for the realignment
~ and deepening of Warren Creek through the Warren Woods site for the City. The
conceptual design is based on fluvial geomorphological principles. This work will be
subject to approval from the Niagara Peninsula Conservation Authority (NPCA).
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5. NCLG Lands

5.1 Water

There is a 300 mm diameter water main crossing the QEW from Schofield Road to
Montrose Road in the northwest corner of the urban area. Municipal water mains have
already been constructed along Montrose Road and Kalar Road (south of Montrose
Road).

Ground elevations on the NCLG lands range between 185 m and 195 m and will be
supplied from the high lift pumping station at the Niagara Falls WTP. Therefore, the
static pressures in NCLG land would range between 78 psi and 92 psi when the Lundy's
Lane Tank is full. These static pressures are at the high end of the range that is
generally accepted for municipal systems (i.e. 40-100 psi) and therefore most of houses
constructed within this area will require pressure reducing valves.

52 Wastewater

R.V. Anderson Associates Limited has recently completed a Municipal Class EA for the
City to identify the preferred solution for sanitary sewage collection in the northwest
quadrant of the City (referred to as the NCLG lands). The Municipal Class EA was
undertaken to address health concerns related to private wells and private waste

disposal systems in this area.

The preferred solution includes the construction of sanitary sewers along Montrose Road
and Kalar Road as well as a sewage pumping station on Kalar Road near Ten Mile
Creek and a force main extending from the pumping station along Kalar Road to an

existing sanitary sewer on Mount Carmel Boulevard.

The Municipal Class EA report indicates that there is sufficient capacity in the
downstream sewers and the existing Kalar Road PS to accommodate the peak sewage
flows from the nine existing developments in the NCLG lands. The MOE is currently
reviewing an application from the City of Niagara Falls to construct this sewage

collection system.
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A larger pumping station and force main would be required to service full development of
the NCLG lands. In addition, improvements would be required to the downstream sewer
system (including the Kalar Road PS) in order to service fuli development of the NCLG

lands.
53 Stormwater

Most of the NCLG lands lie within the headwaters of Ten Mile Creek. It will be
necessary to provide stormwater quality and quantity controls if and when this land is
developed. It will be necessary to consult with the NPCA in order to determine the

design criteria for stormwater management.
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6. Comprehensive Review

In January 2007, the Planning Partnership et. al. submitted a report to the City of
Niagara Falls which addressed the supply and demand for residential and employment
land uses. The report also inciuded a subjective evaluation of six sites within the City
that were identified as having some potential for conversion of the land use from
industrial to residential. The evaluation was based on 19 criteria that were grouped as
follows:  planning/market; greenlands system; service and infrastructure; and

transportation — refer to the attached matrix.

Warren Woods and Thundering Waters were ranked second and fourth in terms of
“service infrastructure” as well as the overall rank. This suggests that there are other
industrial lands that can be developed at a cost that is less than that for Warren Woods
and Thundering Waters. In other words, if the City agrees to change the designations
for Warren Woods and Thundering Waters from industrial to residential, then other
industrial land can still be developed at a lower cost to meet the limited demand for

industrial uses.
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7. Development Charges

Table 1 summarizes the estimated development charges that could be collected by the
City for Thundering Waters and Warren Woods for two development scenarios (i.e.
industrial and residential). It is noted that currently, there is no City Development
Charge for industrial uses. Therefore, the City could collect significant revenues if the
land use for these two areas were changed to residential. These revenues would be
used to cover the costs associated with these and other developments expected over
the next 10 years.
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8. Potential Staging of Development

8.1 Potential Staging of Development

In light of the fact that the City is currently seeking approval from the MOE to construct a
sewage pumping station near the intersection of Brown Road and Kalar Road (i.e. PS
No. 1) to convey sewage from the Garner Southwest Sanitary Service Area (including
Warren Woods) to the High Lift PS, it is likely that Warren Woods development would
precede the Thundering Waters development.

It would be reasonable to assume that the north end of Thundering Waters (i.e. north of
the Conrail Drain) would be developed before the south end of Thundering Waters in
light of the fact that the sewage collection system in the north end of Thundering Waters
would drain via gravity to the High Lift PS. A sewage pumping station would be required
to service the south end of Thundering Waters. Furthermore, the Region has identified a
long term strategy to service the lands south of the Welland River by the Anger Avenue
WPCP in Fort Erie. In other words, the cost to service the south end of Thundering
Waters would be higher than that to service the north end.

8.2 Possible Timeframe for Development

The draft report on Comprehensive Review of Residential and Employment Land Needs
Analysis (urbanMetrics; 2007) indicates that there is a projected demand of 15,375 to
18,225 residential units in the City of Niagara Falls over the 30-year period between
2001 and 2031. In other words, there is expected to be a demand of approximately 500-
600 residential units per year over the next 24 years. If it were assumed that 40% of this
projected growth is accommodated through intensification (i.e. 200-240 units per year)
and that Thundering Waters and Warren Woods met the rest of this demand, the
following tabulation summarizes the potential uptake of these developments. It is
apparent that Thundering Waters and Warren Woods could satisfy the demand for
residential growth in the City of Niagara Falls for at least 15 years.
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Possible Timeframe for Development of Warren Woods and Thundering Waters

Development Proposed No. Projected Supply Possible
of Units Demand Timeframe

Warren Woods (currently 700 300 units/yr 2.3 years 2008-2010

zoned as residential)

Warren Woods (currently 675 300 unitsfyr 2.2 years 2011-2013

zoned as industrial)

Thundering Waters — north 1,000 300 unitsfyr 3.3 years 2014-2016

Thundering Waters — south 2,300 300 units/yr 7.7 years 2017-2024

Total 4,675 300 units/yr 15.6 years 2008-2024
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9. Summary

Based on a review of several reports and discussions with the City of Niagara Falls and
the Region of Niagara, it appears that there is existing or planned infrastructure {i.e.
water, wastewater and stormwater infrastructure) to service Thundering Waters and
Warren Woods. However, it will be necessary for the Region to complete a Municipal
Class EA to identify the preferred solution for handling wet weather flows at the High Lift
PS prior to approving significant development in Thundering Waters and Warren Woods.
In addition, the Region wili have to confirm their plan for wastewater servicing in the
south end of Niagara Falls.

It is noted that if the City decides to change the zoning of the lands to accommodate the
Thundering Waters and Warren Woods residential development proposals, a more
detailed review of the servicing requirements will have to be completed in conjunction
with the preparation of a Secondary Plan for these areas.
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