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1.0 INTRODUCTION  

1.1 Purpose 

The Fort Erie Economic Development and Tourism Corporation (EDTC) retained RCI Consulting to prepare an 
Industrial Land Development Strategy (ILDS) for the Town of Fort Erie. The primary purpose of the ILDS is to 
develop recommendations that will help ensure that the Town of Fort Erie will have an adequate supply of 
designated and serviced industrial land to accommodate future employment growth. This land should be 
serviced and include a range and choice of suitable sites for employment uses which support a wide range of 
economic activities and ancillary uses. It is important that the Town maintain an adequate supply of shovel ready 
industrial land because this will help to ensure that the Town achieves its economic development objectives 
through the development of industrial land.  
 
The ILDS was developed in two phases.  
 
Phase 1 is the Industrial Land Requirements Analysis. The purpose of this phase is to:  

i) outline the policy direction for industrial and employment lands mandated by Town, Regional and Provincial 
land use planning policies; 

ii) review the current supply of vacant designated industrial land within the Town’s urban boundary; 
iii) project requirements for industrial land in Fort Erie to 2041 based on projected future employment growth; 

and, 
iv) assess the adequacy of the existing industrial land supply to meet projected industrial land requirements in 

the Town of Fort Erie over the next 25 years. 
 

An Interim Report containing the results of Phase 1 was prepared by RCI Consulting in March of 2016. This 
report identified the need for at least an additional 184 gross ha. of industrial land in Fort Erie. The Town of Fort 
Erie Council endorsed the Interim Report, including the statistical analysis contained therein, and Town Council 
advised the Region of Niagara to include an additional 184 gross ha. of additional industrial land supply for Fort 
Erie as part of the ongoing Municipal Comprehensive Review (See Appendix A for approved Council resolution 
and associated correspondence to the Region of Niagara). 
 
Phase 2 is the Industrial Land Assessment. The purpose of this phase is to:  

i) evaluate the existing supply of designated vacant industrial land within the urban boundary to determine 
which of these lands are more appropriately designated for uses other than industrial, and should therefore 
be removed from the vacant designated industrial land inventory, either through redesignation to other more 
appropriate uses, or removal from the urban boundary;  

ii) identify and evaluate lands outside the urban boundary that could be added to the vacant designated 
industrial land inventory via urban boundary expansion. 

 
Based on the results of Phases 1 and 2, this ILDS contains recommendations regarding the actions required to 
help ensure that the Town has an adequate supply, range and choice of designated and serviced industrial land 
to accommodate future employment growth. 
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1.2 Context 

The last time the Town conducted a formal comprehensive review of its urban land needs was in 2005 (see 
Town of Fort Erie Report CDS-119-05 (Revised Urban Land Needs Assessment). The 2005 Urban Land Needs 
Assessment was approved by Town Council and concluded that the Town’s vacant designated industrial land 
supply exceeded the 20 year industrial land requirement.  
 
More recently, Hemson Consulting Ltd. prepared a Draft Industrial Land Strategy Report for the Town (dated 
March 18, 2015). This report, which was accepted by Council for information purposes only, concluded that the 
Town has an ample supply of vacant designated industrial lands for the period 2011 to 2031. However, a 
comprehensive review of the Hemson Draft Industrial Land Strategy prepared by RCI Consulting (under 
separate cover) found a number of data discrepancies in relation to the vacant designated industrial land supply, 
and several methodological and assumption issues in relation to historical land absorption, projection of 
employment growth, and the capacity of vacant designated industrial land to accommodate projected 
employment growth. As a result, the conclusions of the Hemson Draft Industrial Land Strategy report regarding 
the capacity of the supply of vacant industrial land in Fort Erie to accommodate employment growth are not 
considered reliable. 
 
Amendment 2 to the Province’s Growth Plan for the Greater Golden Horseshoe 2006 came into effect on June 
17, 2013. This amendment updated the Schedule 3 population and employment forecasts to 2031 and extended 
them to a 2041 horizon. In addition, the Province is currently reviewing its Growth Plan and issued a Proposed 
Growth Plan for the Greater Golden Horseshoe 2016 in May of 2016 for review and comment. However, this 
Proposed Growth Plan 2016 has not yet been finalized and approved by the Province. 
 
The Regional Municipality of Niagara (Niagara Region) is currently undertaking a Municipal Comprehensive 
Review (MCR). A MCR is an official plan review initiated by the municipality which comprehensively applies the 
policies and schedules of the Growth Plan for the Greater Golden Horseshoe. Niagara Region must use the 
Amendment 2 forecasts to the Province’s Growth Plan that came into effect on June 17, 2013 as a basis for its 
MCR. The MCR will ultimately lead to updated population and employment growth forecasts and land 
requirements for the local municipalities in the Regional and Local Official Plans, based on the Region’s 
selection of a preferred growth option. Once the MCR is complete, the Region will prepare an Official Plan 
Amendment (OPA) to the Regional Official Plan (ROP) to reflect its preferred growth option, with the Province 
being the approval authority for this ROP Amendment.  
 
To date, the Region has completed the first three phases of its MCR including a Phase 1 Background Review 
Report, a Phase 2 Technical Analysis, Issues and Opportunities Background Report, and a Phase 3 Options for 
Growth. In December of 2016, Regional Council approved local municipal allocations of population and 
employment growth under a preferred growth option referred to as the “Strategic Growth Option” that directs 
significant population, household and employment growth to municipalities in the western part of Niagara, 
including West Lincoln, Grimsby and Pelham (see Niagara Region Report PDS 37-2016). This represents a 
significant departure from the growth option on which the current ROP is based, where relatively more 
population and employment growth was directed to municipalities in the southern and central parts of Niagara. 
 
The Regional MCR has just entered its fourth and final phase, the Land Requirement phase. This phase will 
determine whether or not there is enough land in Niagara to accommodate the local municipal allocations of 
population and employment growth under the Region’s preferred growth option, and if necessary, where urban 
boundaries will need to be expanded. However, the Region is currently awaiting the Province’s finalization and 
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approval of the Proposed Growth Plan before it can proceed with this final phase of the MCR. The Proposed 
Growth Plan contains revised greenfield and intensification density targets and new requirements for a MCR, 
including the introduction of a land budget methodology. This methodology has yet to be released by the 
Province. These factors may affect the MCR as it relates to density requirements, and ultimately land 
requirements. Consequently, the Region cannot formally adopt its local municipal allocations of population and 
employment growth, preferred growth option and determine land needs via a Regional Official Plan Amendment, 
until the Province has approved a new Growth Plan. 

1.3 General Methodology 

A number of tasks were completed in order to prepare this report. This included: 

a) a review of Town, Regional and Provincial policies that guide planning for employment areas and an 
adequate and appropriate long-term supply of industrial land in Fort Erie;  

b) analysis of the supply of vacant designated industrial land in Fort Erie to determine how much of this vacant 
designated industrial land supply is developable, fully serviced and shovel ready; 

c) a forecast of employment growth in Fort Erie to 2031, 2036 and 2041 as a share of forecasted Regional 
employment growth using the updated Growth Plan Schedule 3B figures;  

d) a forecast of employment growth in Fort Erie to 2031, 2036 and 2041 to be accommodated on vacant 
developable industrial land; 

e) a projection of demand for industrial land in Fort Erie based on the forecasted employment growth to take 
place on vacant industrial land in Fort Erie; 

f) a supply-demand analysis that compares the supply of vacant industrial land against the projected demand 
for industrial land in Fort Erie in order to determine the capacity of the current supply of vacant designated 
industrial land to accommodate projected employment growth in Fort Erie to 2036 and 2041; 

g) identification of any shortage of vacant industrial land in Fort Erie based on the industrial land supply-
demand analysis outlined above; 

h) development of a comprehensive framework to evaluate the suitability of land both inside and outside the 
urban boundary for industrial use; 

i) evaluation of vacant designated industrial land within the current Fort Erie urban boundary to determine 
which of these lands are more appropriately designated for uses other than industrial; 

j) identification and evaluation of lands with potential for industrial use outside the current Fort Erie urban 
boundary; and, 

k) based on the results of tasks a) to j) above, the development of recommendations  to help ensure that the 
Town has an adequate supply, range and choice of designated and serviced industrial land to 
accommodate future employment growth. 

 
The data, methodology and assumptions used in the Draft Fort Erie Industrial Land Strategy Report and the 
Regional MCR Phase 1 and 2 Background Report, both prepared by Hemson Consulting, were closely 
examined to determine the accuracy of the industrial land supply data and the appropriateness of the 
methodology and assumptions used to forecast employment growth and project demand for vacant industrial 
land for Fort Erie. Every attempt was made to ensure consistency between the data, methodologies and 
assumptions used in the Draft Fort Erie Industrial Land Strategy Report, and where possible and appropriate, 
the Regional MCR Phase 1 and 2 Background Report, and this ILDS Report. However, where inaccuracies in 
the supply of vacant designated industrial land in Fort Erie were identified based on a review of data/mapping 
and actual site visits, these were corrected.  
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Furthermore, in the few instances where it was determined that the methodology and/or assumptions used to 
forecast employment growth or project demand for vacant designated industrial land in the Draft Fort Erie 
Industrial Land Strategy Report and/or the Regional MCR Phase 1 and 2 Background Report and/or Strategic 
Growth Option Report, were unrealistic, and/or were not adequately supported, more informed, realistic and 
supportable methodologies and/or assumptions were used. Additional detail on the methodology and 
assumptions used to complete each of the tasks a) to j) above is provided in the various sections of this report. 
 
Finally, a Technical Steering Committee (TSC) comprised of senior members of Town staff, the Mayor, and Fort 
Erie EDTC staff met several times over the course of the preparation of the Interim Report and this Final Report 
to review updates from the project consultant and provide input. Members of the TSC also met with Regional 
staff during the preparation of this report and the Regional MCR. 

1.4 Report Content 

Phase 1 of this report, the Industrial Land Requirements Analysis, is contained in Sections 2.0 to 5.0. 

 Section 2.0 provides a review of the key Town, Regional and Provincial policies and other studies that guide 
planning for industrial employment areas and an adequate and appropriate long-term supply of industrial 
land in Fort Erie. 

 Section 3.0 contains an analysis of the supply of vacant designated industrial land in Fort Erie. 

 Section 4.0 contains the forecast of employment growth in Fort Erie to 2036 and 2041. 

 Section 5.0 contains the industrial land supply-demand analysis, including the capacity of currently 
designated vacant industrial land to accommodate projected employment growth in Fort Erie, and 
recommendations based on the results of the industrial land supply-demand analysis. 

 
Phase 2 of this report, the Industrial Land Assessment, is contained in Sections 6.0 to 9.0. 

 Section 6.0 introduces and presents the purpose of the Industrial Land Assessment. 

 Section 7.0 describes the framework and methodology used to evaluate vacant designated industrial land 
within the urban boundary and presents the results and recommendations associated with this evaluation. 

 Section 8.0 describes the framework and methodology used to identify and evaluate lands outside the urban 
boundary that have potential for industrial use via addition to the urban boundary, and presents the results 
and recommendations associated with this evaluation. 

 Section 9.0 contains recommendations on periodic monitoring and reporting of industrial land supply and 
demand data to assist the Fort Erie EDTC and the Town with longer term planning for industrial land 
designation, servicing, development and marketing in Fort Erie. 

 
Section 10.0 of the report contains a Summary of Recommendations presented in the previous sections. 
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2.0 POLICY AND STUDY FRAMEWORK  

2.1 Policy Framework 

A number of Town, Regional and Provincial policies guide planning for employment areas and economic 
development in Fort Erie. These policies include the Growth Plan for the Greater Golden Horseshoe, 2006 (the 
“Growth Plan”), the Provincial Policy Statement (PPS), the Niagara Regional Official Plan, and the Town of Fort 
Erie Official Plan and Zoning By-law. Taken together, these policies provide the framework for planning an 
appropriate, adequate and on-going industrial land supply in Fort Erie and work to support the Town in planning 
for its local economy and a healthy employment growth outlook. A thorough discussion of the Provincial, 
Regional and Town policy framework for the planning of an adequate and on-going industrial land supply in Fort 
Erie is presented below. 
 

2.1.1 Provincial Policy Statement  

The Province released an updated Provincial Policy Statement (PPS) which came into effect in April of 2014. 
Land use planning decisions made by municipalities must be consistent with the updated PPS. Policy 1.1.2 of 
the PPS requires that planning authorities make available sufficient land to accommodate an appropriate range 
and mix of land uses to meet projected needs for a time horizon of up to 20 years. Where provincial plans, such 
as the Growth Plan, are in effect, land use planning decisions must conform or not conflict with them, as the 
case may be.  
 
The updated PPS strengthens Provincial direction for the planning and protection of employment areas. The 
PPS provides the following key directions for municipal planning for employment lands and areas: 

1.3.1 Planning authorities shall promote economic development and competitiveness by: 

a) providing for an appropriate mix and range of employment 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 range of economic activities and ancillary 
uses, and take into account the needs of existing and future businesses; and, 

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

1.3.2.1  Planning authorities shall plan for, protect and preserve employment areas for current and future uses 
and ensure that the necessary infrastructure is provided to support current and projected needs; 

 
1.3.2.2  Planning authorities may permit conversion of lands within employment areas to non-employment uses 

through a comprehensive review, only where it has been demonstrated that the land is not required for 
employment purposes over the long term and that there is a need for the conversion; 

 
1.3.2.3  Planning authorities shall protect employment areas in proximity to major goods movement facilities and 

corridors for employment uses that require those locations; 
 
1.3.2.4 Planning authorities may plan beyond 20 years for the long-term protection of employment areas 

provided lands are not designated beyond the planning horizon identified in policy 1.1.2. 
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Therefore, it is clear that the PPS directs not only that an adequate supply of employment land be made 
available for up to a 20 year planning horizon, but that this employment land also be serviced and contain a mix, 
range and choice of suitable sites for employment uses that support a wide range of economic activities and 
ancillary uses, and take into account the needs of existing and future businesses. 
 
It should also be noted that the PPS represents “minimum standards”. Within the framework of the PPS, 
planning authorities and decision-makers may go beyond these minimum standards to address matters of 
importance to a specific community, such as economic development and the industrial land supply in Fort Erie, 
unless doing so would conflict with any policy of the PPS. Consequently, while the Town of Fort Erie cannot 
designate lands for employment use beyond a 20 year time horizon, the Town can take actions to protect and 
plan for employment lands beyond the 20 year horizon.  
 
Furthermore, the PPS specifically notes that nothing in Policy 1.1.2 limits the planning for infrastructure and 
public service facilities beyond a 20-year time horizon. Also, the Town can take action to plan/re-plan/re-
designate lands that are already designated for employment use if it determines that these lands are not suitable 
for that use. The ability of the Town to de-designate, re-designate and re-plan lands for industrial use may be of 
particular importance in Fort Erie because, as will be demonstrated in this report, it appears that a considerable 
number and acreage of existing vacant designated industrial properties in Fort Erie may not be in appropriate 
and/or readily serviceable locations within the municipality. 
 

2.1.2 Growth Plan 

The Growth Plan, released in 2006, is the Province of Ontario’s growth strategy for the Greater Golden 
Horseshoe (GGH) region, which was completed under the “Places to Grow” initiative, including the Places to 
Grow Act, 2005. The Growth Plan provides an overall growth strategy that complements and builds on the 
policies in the PPS and is implemented primarily by municipal planning documents and other municipal tools.  
The Growth Plan seeks to building vibrant and compact communities that protect and enhance natural 
resources, support a strong and competitive economy, and optimize the use of new and existing infrastructure.  
 
The Growth Plan includes forecasts of population and employment (in Schedule 3) that Niagara Region and its 
local municipalities must use to plan for and manage growth to 2031. Amendment 2 to the Growth Plan came 
into effect on June 17, 2013. This Amendment updated the Schedule 3 population and employment forecasts to 
2031 and extended them to a 2041 horizon. The Region must now use these updated population and 
employment forecasts as a basis for planning and that is the primary purpose of the Regional MCR.  
 
The Growth Plan also contains key directions regarding municipal planning for local economic development and 
employment. Section 2.2.6 of the Growth Plan (Employment Lands) requires municipalities to promote economic 
development and competitiveness by: 

 providing an appropriate mix of employment uses including industrial, commercial and institutional uses to 
meet long-term needs (2.2.6.2a) 

 providing opportunities for a diversified economic base, including maintaining a range and choice of suitable 
sites for employment uses which support a wide range of economic activities and ancillary uses, and take 
into account the needs of existing and future businesses (2.2.6.2b); and, 

 planning for, protecting and preserving employment areas for current and future uses (2.2.6.2c). 
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Policy 2.2.6.7 recognizes a Gateway Economic Zone and Centre near the Niagara-U.S. border and directs that 
planning and economic development in this area will support economic diversity and increased opportunities for 
cross-border trade and movement of goods. 
 
These Growth Plan policies directly emulate the policies in the PPS that require municipalities to promote 
economic development and competitiveness by ensuring an adequate supply of employment lands, including a 
range and choice of suitable sites for a mix of employment uses and a wide range of economic activities and 
ancillary uses, and again, that these employment lands be serviced. 
 
Two other policies in the Provincial Growth Plan are of significant importance in terms of guiding planning for 
employment lands. Section 2.2.2.1 f) of the Growth Plan notes that population and employment growth will be 
accommodated by ensuring the availability of sufficient land for employment to accommodate forecasted growth 
to support the GGHs economic competitiveness. Section 2.2.6.2d) is also very important as this section requires 
municipalities to promote economic development and competitiveness by ensuring the necessary infrastructure 
is provided to support current and forecasted employment needs.  
 
Consequently, the Growth Plan is very clear in its direction to municipalities to not only provide enough 
employment land to accommodate forecasted employment growth, but also that this land be adequately 
serviced, and that this land include a range and choice of suitable sites for a mix of employment uses and a 
wide range of economic activities and ancillary uses. This direction to municipalities to maintain a range and 
choice of serviced employment lands is an important policy direction in the Growth Plan, and it is a particularly 
important consideration for the Town of Fort Erie ILDS. 
 
The Employment Lands policies in the Proposed Growth Plan (Section 2.5) are generally similar to those in the 
current Growth Plan and still stress the provision of appropriate locations for a variety of employment uses to 
accommodate forecasted growth. The Employment Lands policies in the Proposed Growth Plan also note that 
economic development and competitiveness in the GGH should be promoted by making more efficient use of 
vacant and underutilized employment lands, and better connecting high density employment areas to transit and 
active transportation networks.      
 
The main difference in the Employment Lands policies between the Proposed Growth Plan and the Current 
Growth Plan is Policy 2.2.5.3 in the Proposed Growth Plan which requires municipalities to identify and 
designate suitable lands within settlement areas that are near major goods movement facilities and corridors, 
including major highway interchanges, as “prime employment areas”. This policy notes that upper and single-tier 
municipalities may also identify other existing employment areas within settlement areas as prime employment 
areas, where appropriate. Prime employment areas are defined in the Growth Plan as “areas of employment 
within settlement areas that are designated in an official plan and protected over the long-term for uses that are 
land extensive or have low employment densities and require these locations, including manufacturing, 
warehousing and logistics and appropriate associated uses and ancillary facilities”. These are the very types of 
employment uses that typically locate on industrial land in Fort Erie.  
 
Policy 2.2.5.5 of the Proposed Growth Plan prohibits sensitive land uses and other uses that are not ancillary to 
the primary employment use in prime employment areas and directs municipalities to plan for freight-supportive 
land use patterns in prime employment areas. Finally, Policy 2.2.7.3 of the Proposed Growth Plan notes that 
when measuring minimum density targets for designated greenfield areas, prime employment areas will be 
excluded from this measurement. 
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2.1.3 Town of Fort Erie Official Plan and Zoning By-law 

The Town of Fort Erie Official Plan was approved in November of 2011. The Town’s Official Plan is a key 
planning policy document when it comes to planning for an adequate supply and mix of serviced industrial land. 
For example, Section 2.3.6 of the Town’s Official Plan contains the following goals and objectives that are 
relevant and important to the preparation of an Industrial Land Development Strategy: 

2.3.6 Goal (a) To encourage a range of employment opportunities; 
2.3.6 Objective (a) To encourage the provision of appropriate services, facilities, housing accommodation, and 
transportation facilities that support the population living and working in Fort Erie; 
2.3.6 Objective (e) To identify and protect suitable areas for various types of industrial development and 
employment uses of sufficient size to provide for industrial growth and a diversification of industrial opportunities; 
and, 
2.3.6 Objective (f) To encourage the expansion of industrial and commercial development in order to expand the 
Town’s economic base, improve the assessment ratio and increase employment opportunities. 
 
The Town’s Official Plan provides clear support for not only an adequate amount of designated employment 
land, but that this land have appropriate services, be able to accommodate a range of industrial and 
employment uses, and be of a sufficient size to provide for industrial growth and a diversification of industrial 
opportunities. This last point (parcel size) is of particular importance. As will be demonstrated in Section 3.0 of 
this report, a number of the properties identified as forming part of the vacant designated industrial land supply 
in Fort Erie are of a small size and are unlikely to be developed for industrial use. 
 
The Hemson Draft Industrial Land Strategy Report notes that the Official Plan and Zoning By-laws for the Town 
permit a sufficiently wide range of employment uses. A high level review of permitted industrial land uses in the 
Town’s Official Plan and permitted uses in the four zones within the Zoning By-law that apply to industrial land, 
i.e., Industrial (IN), Dry Industrial (DI), Prestige Industrial (PI), and Urban Entertainment Centre (UEC) was 
conducted for this ILDS (see Appendix B for permitted industrial use zones in the Zoning By-law). This review 
confirms that the Official Plan and the four industrial zoning categories in the Town Zoning By-law permit a very 
wide range of employment uses.  
 
The IN, DI and PI zones allow a wide range of general industrial, prestige industrial and other industrial uses. In 
addition to entertainment hotel and other uses, the UEC zone permits a number of retail, personal and health 
care services that would normally be found on population related employment lands rather than industrial 
employment lands. Because of the wide range of employment uses permitted in the Town’s industrial zones, 
including uses that would typically be located on population related employment lands, it is a certainty that a 
significant portion of employment growth in Fort Erie will take place on its industrially designated/zoned lands 
and that a portion of population related employment in Fort Erie will also take place on industrially 
designated/zoned lands. 
 

2.1.4 Niagara Regional Official Plan  

The Niagara Regional Official Plan (ROP) implements the Provincial Growth Plan with lower-tier municipal 
population, employment and housing growth allocations, targets and other policy directions for managing growth 
and land use in the Region. The first municipal comprehensive review (MCR) of growth management policies for 
Niagara, Niagara 2031, was carried out in accordance with provincial policy contained within the Growth Plan 
and resulted in Amendment 2-2009 to the ROP. As previously noted, the Region is currently undertaking a MCR 
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to update its population, housing and employment forecasts in the ROP to 2036 and 2041 planning horizons, 
consistent with the updated Schedule 3 Growth forecasts. 
 
Section 3 of the ROP is dedicated to employment policies. The policies in this section reference the Niagara 
Gateway Economic Zone and Centre and note that the inventory of vacant employment lands in the Gateway 
are generally concentrated in six (6) clusters. One of these clusters is the Fort Erie Industrial Park and the 
Regional Official Plan (page 3-4) notes that these clusters also have their own set of challenges. For example, 
some areas are un-serviced and require upgrades to Regional and local infrastructure, while other lands have 
environmental constraints which would need to be mitigated to facilitate development. As detailed in Section 3.0 
of this ILDS, these challenges certainly apply to a significant amount of the vacant designated industrial land 
supply in Fort Erie. 
 
Supporting and reinforcing the directions for employment land in the PPS and Growth Plan, Policy 3.C.1 of the 
ROP states that the Region and its local municipalities will ensure economic competitiveness by: 

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

 planning for, protecting and preserving employment areas for current and future use; and, 

 ensuring that the necessary infrastructure and services are provided to support current and forecasted 
employment needs.  

 
The ROP specifies a Vision for the Niagara Gateway Economic Zone and Centre that will transform this 
collection of vacant lands into a diversified mix of vibrant, attractively designed, accessible and sustainable 
employment areas. This Vision and the recommendations to achieve this Vision for the Gateway Economic Zone 
and Centre are based on the June 2011 Gateway Employment Lands Study prepared by Dillon Consulting. 
Employment land investment in the Gateway is to be concentrated in six Strategic Locations for Investment, 
including the Fort Erie Industrial Park.  
 
Policy 3.A.3.7 of the ROP notes that the concept for the Fort Erie Industrial Park is to capitalize on market 
opportunities for advanced manufacturing, cross border trade, transportation and warehousing industries. In 
order to address the challenges of the area and transform the concept into reality, the following tools will be 
utilized: 

a) Implementation of the Master Servicing and Development Strategy/Environmental Assessment for the Fort 
Erie Industrial Park and updating/preparation of the following as needed to implement the Development 
Strategy:  

i.  Preparation of a master plan or secondary plan to coordinate development and refine the concept;  
ii.  Preparation of supporting plans for servicing and transportation (including active transportation and 

transit);  
iii.  Preparation of urban design guidelines;  
iv.  Preparation of an investment strategy to attract target industries;  
v.  Preparation of a study area-wide environmental impact study to assess potential opportunities for 

wetland restoration, enhancement and compensation in coordination with development of the lands and 
the Environmental policies of this Plan; and,  

vi.  Updating relevant local plans, policies and zoning by-laws.  
 



Fort Erie Industrial Land Development Strategy Final Report  
March 2017 

 
  10 

Additional policies in Section 3 of the ROP direct the Region and local municipalities to undertake a variety of 
implementation items for the Niagara Gateway Economic Zone and Centre. These implementation items include 
community improvement plans (CIPs), secondary plans, master plans and infrastructure studies and plans 
(Policy 3.A.3.12).  
 
Policy 3.A.3.20 of the ROP notes that local municipalities will develop phasing strategies for vacant, un-serviced 
employment lands. Priority will be given in phasing plans for first, lands within the urban area that are fully or 
partially serviced, subject to full servicing being provided. The second priority will be for vacant, unserviced lands 
within the urban area.  
 

2.1.5 Gateway Economic Zone Community Improvement Plan  

In April of 2013, the Town of Fort Erie adopted the Fort Erie Gateway Economic Zone Community Improvement 
Plan (CIP). The goals of this CIP include: 

 Revitalizing, strengthening and diversifying the economy in Fort Erie and the Region;  

 Improving the attractiveness and competitiveness of the employment lands in the Gateway;  

 Creating new employment and retaining existing employment;  

 Increasing property assessment and the Region’s non-residential tax base;  

 Developing energy efficient, sustainable industrial buildings;  

 Supporting entrepreneurs and small businesses to grow; and, 

 Increasing the attractiveness of Niagara Region as an economic centre to the international market. 
 
The Gateway CIP applies to the Gateway Community Improvement Project Area which is “all designated 
employment lands in the settlement area of Fort Erie, as amended from time to time, as well as any other 
significant employment lands identified as strategic locations for investment in Regional Policy Plan Amendment 
1-2009.”  
 
The Gateway CIP contains two incentive programs to stimulate new, sustainable investment by existing 
businesses and new businesses in the employment lands within the Gateway Community Improvement Project 
Area in the form of development, redevelopment, construction, reconstruction, rehabilitation or adaptive reuse of 
buildings and properties. The Tax Increment Based Grant Program provides an annual grant between 40% and 
100% of the municipal (Town and Region) property tax increase generated by an eligible industrial development 
project for up to 10 years in the Fort Erie Industrial Park, and 5 years in the balance of the Community 
Improvement Project Area. The percentage of the tax increment grant increases with the as-built economic and 
environmental design performance of the project. The Development Charge Grant Program provides a Regional 
grant equal to between 70% and 100% of Regional development charges payable (up to $1.5 million) for 
approved Tax Increment Based Grant projects that achieve a combination of as-built high scores on both 
economic performance and environmental design performance. Again, the percentage of the development 
charge grant increases with the as-built economic and environmental design performance of the project. 
 
It is anticipated that the Fort Erie Gateway CIP will help to stimulate industrial development in the Town. In fact, 
Fort Erie EDTC staff have confirmed that a Gateway Incentive Program application has been submitted to the 
Town and Region for a proposed development on Sites F1, F2, F4 and F5 (totaling 18.5 ha) near the Fort Erie 
race track. If this project is approved and constructed, this 18.5 ha. would be removed from the vacant 
developable supply of industrial land in Fort Erie. 
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2.2 Study Framework 

While not official Town policy, a number of other reports have been prepared over the years that directly or 
indirectly address industrial land supply and strategies to ensure that an adequate supply of serviced industrial 
land is made available and maintained in Fort Erie. The key conclusions and recommendations from these 
reports are presented and discussed below. In addition to the policy directions provided by the Provincial, 
Regional and Town policy framework described above, the conclusions and recommendations of these other 
reports were also taken into consideration in the preparation of this report.  

2.2.1 Community Development: More than Plans, Pipes and Personnel 

In 2002, the Fort Erie EDTC prepared a report titled “More Than Plans, Pipes and Personnel”. This report was a 
response to CAO Report PCS-91/CAO-24-2002 “Development Approvals Process – Becoming Shovel Ready”. 
Both of these reports noted that the Town is operating in “reactionary mode” when dealing with development 
demands and that the Town’s resources and existing policies are strained by the number of ongoing projects 
and proposed developments.  
 
The More Than Plans, Pipes and Personnel Report recommended, among other things, a more integrated 
approach to development approvals and an acceleration of the Town’s infrastructure improvement initiatives as 
described in the Town’s Master Servicing Plans. However, this report identified a number of constraints to 
implementation of the Master Servicing Plans, including the: 

 high cost of the infrastructure improvements; 

 Regional control of many of the key pieces of infrastructure; 

 Town’s policy of having developers pay for or share the cost of infrastructure extensions or upgrades; and, 

 lack of an adequate reserve fund specifically dedicated to ongoing infrastructure extension and upgrading. 
 
The More Than Plans, Pipes and Personnel Report also identified a need for the Town to quickly and accurately 
advise those making investment and development enquiries of site-specific requirements and conditions that 
must be met before development can be approved and proceed. 
 

2.2.2 Review of Immediate Land Development Opportunities 

A shortage of serviced and available industrial land in Fort Erie was identified more than 15 years ago by the 
Fort Erie EDTC. In response, in 2003, the Fort Erie Economic EDTC proactively commissioned a study1 to 
identify vacant and underutilized industrial and commercial properties in order to respond to the identified 
shortage of serviced and available land for industrial and commercial developers. This study focused primarily 
on brownfields because most brownfield sites are fully serviced and within the urban area, and therefore more 
readily available for immediate development.  
 
The study identified 27 sites for evaluation. The individual sites were then evaluated based on criteria such as 
size, location, servicing status, immediate availability, marketability and overall development potential. The 27 
properties were divided into three tiers based on the results of this evaluation methodology. Only 10 of the 27 
properties (37%) in the 2003 study fell into Tier 1 (excellent locations with good highway access and proximity to 
the Peace Bridge, fully serviced with sewer and water, and currently available or likely to be available within one 
year), while 7 properties (26%) fell into Tier 2, and 10 properties (37%) fell into Tier 3. Industrial properties of 

                                                      
 
1 Prepared by RCI Consulting  and Acres International. 
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less than 0.8 ha (2 acres) were automatically rated in the lowest tier (Tier 3) unless these properties could be 
combined with an adjacent property in order to increase property size above 0.8 ha. It is significant that this 
study recognized that smaller industrial properties (those less than 0.8 ha. (2 acres) in size) are much less 
desirable and more difficult to market for industrial purposes, regardless of property location.  
 
The Tier 1 properties were termed “Showcase Development Opportunities” to reflect their status as highly 
marketable and desirable properties. Additional information was collected on these properties and a detailed 
property report was prepared for each of the 10 Tier 1 properties. These property reports were then used by Fort 
Erie EDTC staff to market the Tier 1 properties to developers and end users. Over a dozen years down the road, 
EDTC staff indicate that most of the Tier 1 properties have in whole or in part, been redeveloped or re-occupied 
for industrial and commercial uses. 
 

2.2.3 Competitive Analysis and SWOT Analysis 

In 2005, a Community SWOT Analysis and Competitive Analysis was prepared for the Fort Erie EDTC2. This 
study identified several key issues that require attention by the Town and the EDTC as part of their efforts to 
advance economic development in Fort Erie. This report found that the most significant issue limiting the Town’s 
investment attraction efforts was a dwindling supply of “shovel ready” industrial land. The report referenced the 
shrinking inventory of private sector lands and very little public sector inventory. The report also suggested that 
the sites that remain are not of a quality that would attract investment from outside the community. The report 
also noted a lack of larger industrial sites needed to attract new large scale industrial operations.  
 
This report cites the EDTC’s marketing of private sector industrial lands as a “stop gap measure” that simply 
keeps Fort Erie on the radar screen in the short term, and the report noted that this practice does not advance a 
longer term plan for economic development and prosperity. This report also noted that plans to develop 
industrial lands along the QEW are complicated by the need to upgrade the interchanges to an industrial 
standard, significant servicing and infrastructure costs, and a lengthy timeline to bring lands to market. This 
2005 report indicated that it would take at least 8 to 10 years before these QEW lands would be shovel ready.  
 

2.2.4 Proposal for Interim Industrial Land Strategy 

In May of 2011, as a result of the ongoing lack of serviced industrial land in Fort Erie, the Board of Directors of 
the Fort Erie EDTC passed a resolution authorizing the preparation of an Interim Industrial Land Strategy and 
presentation of this Interim Strategy to Town Council for approval of the associated budget and staff 
commitments. The 2011 Interim Industrial Land Strategy notes that the EDTC have been very clear in advising 
Town Council since 2002 that Fort Erie does not have enough serviced industrial land in inventory, neither 
publically nor privately controlled, that is fully serviced or readily serviceable, in order to provide new investor 
opportunities with options that are attractive or effective. As a consequence of this critical lack of serviced 
industrial land, the Interim Industrial Land Strategy notes that it is highly unlikely that Fort Erie can sustain or 
increase the manufacturing and industrial business development needed to create jobs and support both tax 
growth and population growth potential. 
 
As a result, the 2011 Interim Industrial Land Strategy included a strategy for the EDTC to approach several 
private sector landowners of industrial and prestige industrial lands (identified as D7 and E1 in Section 3.0) to 

                                                      
 
2 Prepared by urbanMetrics Inc. 
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assist the owners of these properties in severing, clearing, servicing and preparing these properties for 
development, with the EDTC also marketing these properties to industrial end users and developers.  
 
The Interim Industrial Land Strategy also identified Town owned industrial land on the QEW (identified as B12) 
that could be cleared and prepared for development. In total, implementation of this Interim Industrial Land 
Strategy could have potentially added approximately 38 ha (94 acres) of prime industrial land to the shovel 
ready industrial land supply in Fort Erie. The Interim Industrial Land Strategy also included the establishment of 
an Interim Industrial Land Strategy Task Force comprised of senior Town staff and EDTC staff, and a minimum 
three year budget commitment of $300,000 ($100,000 per year) toward the costs of servicing, severance and 
marketing of the above-noted properties. The Interim Industrial Land Strategy was presented to Town Council in 
May of 2011, but no action on this Strategy was taken by Council.  
 
In summary, the EDTC has been clearly warning Town staff and Council since at least 2002 that there is a 
severe lack of serviced (shovel ready) industrial land in Fort Erie. The sites that remain are not of the highest 
quality. The above-noted studies have identified the dwindling supply of serviced “shovel ready” industrial land, 
including a shrinking inventory of private sector lands and very little public sector inventory, to be the most 
significant issue limiting the Town’s investment attraction efforts. Therefore, the lack of serviced (shovel ready) 
industrial land has been a key impediment to economic development in Fort Erie for many years, and continues 
to be a major impediment today.  

2.3 Policy and Study Direction 

The review of Town, Regional and Provincial planning policies confirms that these policies direct that 
municipalities not only provide enough employment land to accommodate forecasted employment growth, but 
that this land also be adequately serviced, and include a range and choice of suitable sites for a mix of 
employment uses and a wide range of economic activities and ancillary uses. In fact, Policy 3.C.1 of the ROP 
states that the Region and its local municipalities will ensure economic competitiveness by maintaining a range 
and choice of suitable sites for employment uses which support a wide range of economic activities and ancillary 
uses, and take into account the needs of existing and future businesses, and ensuring that the necessary 
infrastructure and services are provided to support current and forecasted employment needs. Therefore, official 
planning policy at all levels (Town, Regional, and Provincial) dictates that there must be an adequate supply of 
employment land at the Regional level and the local municipal level, and that this land must also be adequately 
serviced, and include a range and choice of suitable sites for a mix of employment uses and a wide range of 
economic activities and ancillary uses. This policy direction is respected and reflected in this ILDS, and it should 
also be respected and reflected in the Regional MCR exercise. 
 
The numerous studies that have been done in Fort Erie since 2002 regarding industrial employment land have 
found that the lack of a suitable range and choice of serviced (shovel ready) industrial land in Fort Erie has 
stood as a major impediment to economic development in Fort Erie for many years. While the Fort Erie EDTC 
has had considerable success in marketing private sector industrial lands in an attempt to help address the lack 
of shovel ready industrial land, this is really only a stop gap measure, and one that will prove less effective as 
the supply of serviced industrial land in Fort Erie decreases further. The lack of quality serviced industrial land to 
provide a range and choice of suitable sites for employment uses that support a wide range of economic 
activities to meet long-term needs clearly continues to be a very significant impediment to economic 
development in Fort Erie. This lack of shovel ready industrial land makes the job of marketing industrial land in 
Fort Erie as a viable employment location much more difficult, and therefore, it must be addressed.   
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3.0 VACANT INDUSTRIAL LAND SUPPLY 

An analysis was undertaken to determine how much of the industrial land supply in Fort Erie is: 

a) vacant and designated (Maps 1/1a);  
b) vacant, designated and developable (Maps 2/2a);  
c) vacant, designated, developable and fully serviced (Maps 3/3a); and, 
d) shovel ready (Map 4).  
 
The detailed data and mapping for each of the above noted industrial land supply categories is provided for the 
37 vacant industrial properties within the Fort Erie urban boundary in Appendix C. A summary is presented 
below, including a description of the methodology used in determining the industrial land supply in Fort Erie. 

3.1 Designated Industrial Land (Maps 1/1a) 

The first step in this process was the identification of all vacant designated industrial land in Fort Erie. Candidate 
property mapping and data supplied by the Town of Fort Erie Community and Development Services to Hemson 
Consulting for the Draft Industrial Land Strategy Report in June/July of 2014 was used as the basis for this 
analysis. This data showed 38 vacant designated industrial properties in Fort Erie. The next step was to review 
this candidate industrial land supply mapping against the Town’s Official Plan and Zoning By-law Maps to 
ensure that all properties in the candidate supply are in fact designated and zoned for industrial use, and this 
was determined to be the case.  
 
Next, aerial photographs of all the sites and surrounding area were reviewed, and a site visit was made in May 
of 2015 to each candidate vacant designated industrial property to ensure that the property was in fact vacant, 
and to note characteristics of each property such as parcel configuration, accessibility, neighbouring land uses, 
and other key aspects of each property. One of the 38 properties (Property E5 (1.2 ha.)) was being used for 
aggregate and asphalt recycling, and therefore is not considered vacant. As such, this property was removed 
from the candidate list. Also, a number of properties in the Helena Street area that were subject of an official 
plan amendment and zoning by-law amendment from Urban Residential to Industrial were examined to 
determine if these properties should be included in the candidate industrial land supply. However, all of these 
properties were found to be occupied by existing buildings, and therefore, none of these properties were 
included in the candidate industrial land supply. 
 
In total, as shown in Table 1 below and Maps 1/1a (see Appendix C), there is a supply of 37 vacant 
designated industrial properties in Fort Erie totaling 235.3 ha. A historical analysis of the amount of vacant 
land designated for industrial use in the Town’s Official Plan from 1972 to 2015 was also done based on 
mapping and information provided by the Town’s Community and Development Services Department. Over the 
43 year period from 1972 to 2015, the amount of vacant land designated for industrial use in Fort Erie increased 
by only 14.5 ha, from 220.8 ha. to 235.3 ha.  
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Table 1  Vacant Industrial Land Supply in Fort Erie 

Map No.  Description Industrial Land Supply 

  No. of Properties Area (ha.) 

1/1a Designated Industrial Land 37 235.3 

2/2a Developable Industrial Land  24 149.5 

3/3a Fully Serviced Industrial Land 13 110.1 

4 Shovel Ready Industrial Land 6 68.2 

3.2 Developable Industrial Land (Maps 2/2a) 

In order to determine the gross supply of vacant developable industrial land in Fort Erie, land that is not 
developable was removed from the 235.3 ha. supply of vacant designated industrial land. This includes land 
parcels that are: 

a) not currently developable as a result of environmental constraints (83.7 ha. total); and, 
b) less than 1.0 ha. in size and cannot be combined with any adjoining vacant developable industrial properties 

(2.1 ha. total).  
 
The issue of Provincially Significant Wetlands (PSWs) has been an ongoing and significant problem with respect 
to the development potential and marketability of vacant designated industrial lands in Fort Erie. PSWs are 
designated “Environmental Protection Area” in the Town’s Official Plan and zoned “Environmental Protection 
Zone” in the Town’s Zoning By-law. No development or site alteration is permitted in the Environmental 
Protection Area. Therefore, Environmental Protection Area lands are not included in the supply of vacant 
designated industrial land in Fort Erie. 
 
In areas designated “Environmental Conservation (EC)” in the Official Plan and zoned “Environmental 
Conservation (EC) Overlay” in the Town’s Zoning By-law, development is only permitted if an Environmental 
Impact Study (EIS) justifies the proposed development and/or the Town approves the development in 
accordance with the policies of the Town’s Official Plan. Therefore, without an EIS that justifies removal of the 
EC overlay, or approval by the Town, development on lands designated “EC” is not permitted.  
 
Section 2.2.7.3 of the Provincial Growth Plan indicates environmental features that should be excluded from 
greenfield development areas and measures of gross density, including: wetlands, coastal wetlands, woodlands, 
valley lands, areas of natural and scientific interest, habitat of endangered species and threatened species, 
wildlife habitat, and fish habitat.  
 
Policy 8.3.I of the Town’s Official Plan states that “areas designated as Environmental Conservation (EC) 
include Locally Significant Natural Areas, Locally Significant Wetlands, Woodlands, in some cases Valleylands, 
Meadows, and Rehabilitation Areas, which include corridors and linkages.” The Urban Land Needs Assessment 
prepared by the Town in 2005 excluded EC lands from the gross supply of vacant developable industrial land in 
both the built up area and the designated greenfield area. The Draft Industrial Land Strategy prepared by 
Hemson Consulting in 2015 also excluded EC lands from the gross supply of vacant developable industrial land 
in both the built up area and the designated greenfield area. A cross-comparison of the EC designated industrial 
lands in Schedule A of the Town’s Official Plan with the Natural Heritage Features mapping in Schedule C of the 
Town’s Official Plan confirms that all the industrial lands designated EC in Schedule A are also covered by a 
Locally Significant Natural Area and/or Woodland over 2 ha.  
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While some parts of vacant industrial lands with an EC overlay may become developable in the future as a result 
of an acceptable EIS, there is also the real possibility that industrial lands currently designated EC overlay may 
actually be designated Environmental Protection Area as a result of an EIS, or the area covered by the EC 
overlay or adjoining Environmental Protection Areas may actually increase as the result of an EIS. Based on the 
above information and treatment of EC lands in previous industrial land needs assessments prepared for the 
Town, it is reasonable to exclude all industrial lands designated EC from the gross supply of vacant developable 
industrial land in Fort Erie, regardless of whether those lands are in the built-up area or the designated 
greenfield area.  
 
One possible avenue to address the issue of the EC overlay preventing the development of vacant industrial 
land is the concept of preparing an area-wide environmental impact study (EIS) for the approximately 84 ha. of 
vacant designated industrial lands currently excluded from the gross supply of developable industrial land in Fort 
Erie, rather than preparing an EIS for each property. By proactively determining which EC lands can be 
developed for industrial purposes, this would provide much greater certainty regarding the developability of this 
large portion of the vacant designated industrial land supply in Fort Erie while removing the responsibility for 
conducting environmental impact studies from industrial land developers. 
 
The mapping of the 37 candidate site was cross referenced with EC overlay mapping contained in the Town’s 
Zoning By-law and the environmental conservation mapping contained in Maps 2 and 2a of the Draft Fort Erie 
Industrial Land Strategy Report prepared by Hemson Consulting. In total, 16 of the 37 vacant designated 
industrial properties in Fort Erie are impacted by an EC overlay with 10 of these 16 properties being entirely 
covered by the EC overlay and 6 of the 16 properties being partially covered by the EC overlay. The total area of 
vacant designated industrial land in Fort Erie covered by the EC overlay is 83.7 ha which represents 35.6% of 
the vacant designated industrial land supply in Fort Erie. Therefore, over one-third of all designated vacant 
industrial land in Fort Erie is currently non-developable as a result of the EC overlay.  
 
Furthermore, while the non-EC parts of vacant designated industrial properties with an EC overlay were included 
in the developable industrial land inventory, these properties are generally more difficult to market than 
properties that are not impacted by an EC overlay. If property owners do not pave over or continually cut 
vegetation on parts of their properties not designated EC, these areas will most likely transition to EC or 
Environmental Protection Areas over time. Therefore, it is recommended that industrial property owners be 
encouraged to maintain their properties and not allow vegetation on parts of their properties not designated EC 
to grow unchecked. 
 
In addition to lands designated EC overlay, with the exception of Property E3 which is a developable vacant 
industrial lot in an existing industrial enclave, vacant industrial properties less than 1.0 ha. in size that cannot be 
combined with any adjoining vacant developable industrial properties were removed from the supply of 
developable industrial land. This is consistent with the methodology used in the Regional MCR Phase 1 and 2 
Background Report. These properties can realistically be removed from further consideration because they are 
simply too small to accommodate most industrial uses. Three (3) of the 37 vacant designated industrial 
properties are less than 1.0 ha. and these three properties total only 2.1 ha. 
 
In summary, removing environmentally constrained properties and properties less than 1.0 ha. from the 
inventory of vacant designated industrial land supply leaves a supply of 24 vacant developable industrial 
properties totaling 149.5 ha in Fort Erie. These 24 properties are shown on Maps 2/2a in Appendix C. Ten 
(10) of these properties totaling 87.7 ha. are in the built up area, while 14 of these properties totaling 61.8 ha. 
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are in the designated greenfield area. The zoning breakdown of these developable industrial properties is as 
follows: 

 Industrial (IN) - 7 properties totaling 43.1 ha. (28.8% of developable supply); 

 Prestige Industrial (PI) - 73 properties totaling 40.0 ha. (26.8% of developable supply); 

 Dry Industrial (DI) – 5 properties totaling 15.9 ha. (10.6% of developable supply); and, 

 Urban Entertainment Centre (UEC) – 5 properties totaling 50.5 ha. (33.8% of developable supply).  

3.3 Fully Serviced Industrial Land (Maps 3/3a) 

The municipal servicing status (sanitary sewer and water) of the 149.5 ha. of gross vacant developable industrial 
land was then reviewed in order to determine how much of the vacant developable supply of industrial land in 
Fort Erie is actually fully serviced. Based on the servicing maps, information contained in Appendix A of the 
Hemson Draft Fort Erie Industrial Land Strategy Report, and updated servicing information provided by Town of 
Fort Erie staff, 11 of the 24 vacant developable industrial properties in Fort Erie do not have full sanitary and 
water services, and these 11 properties total 39.4 ha. Only 13 of the 24 vacant developable industrial properties 
in Fort Erie totaling 110.1 ha. have full sanitary and water services. This supply of 13 vacant fully serviced 
industrial properties totaling 110.1 ha. in Fort Erie is shown on Maps 3/3a in Appendix C. Of this 110.1 ha of 
vacant fully serviced industrial land, 5 properties totaling 72.3 ha. are in the built-up area, and 8 properties 
totaling 37.9 ha. are in the designated greenfield area. Only 3 of the 12 fully serviced industrial properties in Fort 
Erie are owned by the Town, and these 3 properties total only 9.4 ha., which represents only 8.5% of the total 
supply of fully serviced vacant developable industrial land in Fort Erie. 
 
Of the 11 vacant developable industrial properties that are not fully serviced, 7 of these properties (25.4 ha.) 
have no access to Regional services and 4 of these properties (14.0 ha.) have access only to water services. 
Therefore, the prospects for full servicing of this 39.4 ha. of vacant developable industrial land within the 20 year 
planning horizon appears to be very limited. In fact, Town Community and Development Services staff confirmed 
that 32.0 ha. (81.2%) of this 39.4 ha. is not planned for full servicing until 2040 or later. Therefore, while this 32.0 
ha. has been included in the vacant developable industrial land supply for Fort Erie, an argument can be made 
that this 32.0 ha. should actually be excluded from the vacant developable industrial land supply for Fort Erie 
because this 32.0 ha will not be serviced within the 20 year planning horizon. 

3.4 Shovel Ready Industrial Land (Map 4) 

At a bare minimum, “shovel-ready” industrial land is developable land that is appropriately designated and 
zoned for industrial use with full municipal services either into the property, or available and accessible on a 
road right-of-way adjacent to the property. However, some definitions of “shovel ready” industrial land will further 
refine such a servicing based definition by taking into consideration criteria such as parcel fragmentation, size, 
configuration, accessibility, environmental condition, market availability, and ownership. These are critical factors 
in the marketability of industrial land. Therefore, while it may be tempting to simply assume that all 13 vacant 
fully serviced industrial properties totaling 110.1 ha. in Fort Erie are “shovel ready”, such an assumption would 
ignore the numerous criteria that truly define “shovel ready” industrial land, in addition to servicing. 

                                                      
 
3 One property (Site D7) is zoned for PI and IN, with approximately ¾ of the property being zoned PI and ¼ of the property being 
zoned IN. While this property was added to the property count under the PI category, ¾ of the site area was added to the PI area total 
and ¼ of the site area was added to the IN area total.  
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As previously noted, a site visit was conducted to each of the candidate vacant designated industrial properties 
in Fort Erie. During these site visits, criteria such as property size, location, configuration, accessibility, condition, 
and land use compatibility with surrounding land uses were considered in determining if each industrial property 
is truly “shovel-ready”. Fort Erie EDTC staff also provided more detailed property information on a number of the 
candidate sites.  Properties that have no/very limited road access, require filling and geotechnical investigation, 
are likely environmentally contaminated, immediately adjacent to or across the street from stable residential 
uses/neighbourhood, or under development, were removed from the inventory of fully serviced industrial land to 
produce the inventory of shovel ready land, which is shown in Map 4 (Map 4a is not required as there are no 
shovel ready lands in Stevensville). Of the 13 fully serviced industrial properties (110.1 ha.), only 6 properties 
totaling 68.2 ha. can actually be considered “shovel ready” when the criteria noted above are taken into 
consideration. In other words, approximately 38% of all fully serviced industrial land in Fort Erie is not currently 
shovel ready.  
 
Moreover, while the Town owns two of these six shovel ready industrial properties, these two properties amount 
to only 3.6 ha. or 5% of total shovel ready industrial land in the Town. This is not nearly enough Town owned 
shovel ready industrial land to respond to bona fide industrial development opportunities. Because most vacant 
industrial land in Fort Erie is privately owned, the availability and timing of development on these industrial lands 
is subject to the willingness of private owners to sell or develop their lands, based on a number of factors in their 
own interests. This means that some of these lands, while developable, will not necessarily be available in the 
market. Increasing the amount of Town owned industrial land would help to ensure that industrial land is 
available to the market as demand occurs. 
 
Furthermore, it is virtually impossible for the Town to control the employment density of industrial development 
on privately owned lands. The Town, through the marketing efforts of the Fort Erie EDTC, can seek to attract 
higher density employment uses in targeted sectors to industrial lands owned by the Town. However, with so 
little of the total supply of vacant industrial land currently owned by the Town, these industrial land marketing 
efforts will have little impact on employment densities.   
 
In summary, the lack of shovel ready industrial land in Fort Erie, in terms of the few number of properties and 
total acreage available, range of property sizes available, and the scarcity of Town owned shovel ready 
industrial land continues to be a major impediment to industrial land development in Fort Erie. This makes it very 
difficult for Fort Erie EDTC staff to market shovel ready industrial land to proponents of bona fide industrial 
development opportunities and virtually impossible for the Town to influence employment densities on industrial 
land. Therefore, it is imperative that the Town increase the amount of shovel ready industrial land that it 
owns and makes available to the market. This would require a renewed Town Industrial Land Development 
Program that that focuses on the Town acquiring, servicing and preparing industrial land to make it shovel ready 
so that the Town can respond quickly to industrial land enquiries with a range and choice of serviced industrial 
sites. The Town can utilize the industrial land evaluation framework contained in this report to select candidate 
sites for purchase and industrial land development. 
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3.5 Summary of Current Industrial Land Supply  

Figure 1 below displays the vacant industrial land supply in Fort Erie. This figure clearly demonstrates how the 
seemingly large supply of vacant designated industrial land in Fort Erie (37 properties, 235.3 ha) is significantly 
reduced as soon as non-developable lands are removed from this supply. Almost 84 ha. (36%) of vacant 
designated industrial land in Fort Erie cannot currently be developed due to environmental constraints. 
Therefore, only 63.5% (149.5 ha) of the vacant designated industrial land supply in Fort Erie is actually 
developable. 
 
Once the servicing status of the 149.5 ha of vacant designated industrial land supply is taken into consideration, 
only 13 vacant industrial properties (110.1 ha) in Fort Erie are currently fully serviced. This represents less than 
half (46.8%) of the vacant designated industrial land in Fort Erie. With only 13 vacant serviced industrial 
properties in Fort Erie, this certainly does not provide a range and choice of serviced sites for employment uses 
that can support a wide range of economic activities and ancillary uses, and take into account the needs of 
existing and future businesses. 
 
Figure 1 Vacant Industrial Land Supply in Fort Erie 

 
Finally, based on a review of the characteristics of the 13 fully serviced vacant industrial properties in Fort Erie, 
only 6 of these 13 fully serviced vacant industrial properties (68.2 ha.) can be readily considered “shovel ready”. 
This means that only 29% of the 235 ha. of vacant designated industrial land in Fort Erie is actually shovel 
ready. This severely limits the ability of the Fort Erie EDTC to respond to bona fide employment land 
development opportunities. Furthermore, with only 2 of these properties (3.6 ha.) in Town ownership, it 
is impossible for the Fort Erie EDTC to readily influence the types of industries locating in Fort Erie, and 
therefore, the employment density on employment lands in Fort Erie.  
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3.6 Impact of Planned Development on Industrial Land Supply  

Information provided by Fort Erie EDTC staff indicates that there are a number of industrial land development 
projects in various planning stages, which if constructed, could significantly reduce the vacant industrial land 
supply in Fort Erie. For example, Site A-2 (14.8 ha. designated and 10 ha. developable) was sold to a metal 
manufacturer who has plans to construct a new manufacturing plant on the site. Fort Erie EDTC staff advised 
that a site plan is being prepared by the owner’s consultant, and construction of the new manufacturing plant is 
expected to commence later this year. Site B8 (1.5 ha. designated and developable) in the Fort Erie Industrial 
Park was sold to a trucking company that has an existing building and operation adjacent to Site B8, and Site B8 
has been already integrated into their existing operation. Also, 2.0 ha. of the 5.8 ha at Site B12 have been sold 
to a manufacturing company that has established a temporary plant in Fort Erie while they proceed to obtain 
approvals for and construct a new permanent manufacturing plant on Site B12. 
 
As previously mentioned, a Gateway Incentive Program application has been submitted to the Town and Region 
for the proposed development on Sites F1, F2, F4 and F5 (total 18.5 ha. designated and developable) in the 
UEC zone. These lands are slated for hotel and ancillary retail services development with a proposed 
construction value estimated at approximately $33 Million. These lands form part of a large multi-phase 
development of the lands around the Fort Erie Racetrack, valued at approximately $284 Million.  
 
There are also a number of other large scale development proposals that, if constructed, will result in a 
significant increase in the demand for vacant industrial land as a result of the spin-offs created by these large 
development projects. Fort Erie EDTC staff advised that these projects include: 

 Phase 1 of the Canadian Motor Speedway (CMS), approximately $150 Million investment; 

 Miller Creek Marina, approximately $300 Million investment; and, 

 CMP Inc. Development at Fort Erie Racetrack properties, approximately $284 Million investment. 
 
Based on the above-noted information regarding planned industrial development projects in Fort Erie and the 
potential for significant spin-off opportunities from several potential large development projects, there is very 
good potential for a significant increase in the demand for and absorption of industrial land in Fort Erie, both in 
the short term, and over the long term. In total, with just the four industrial land development projects that are 
planned on Sites A-2, B8, B12, and F1-F5, there is the potential for approximately 32 ha. or 21% of the 
developable supply of industrial land, 29% of the serviced industrial land, and 47% of the shovel ready industrial 
land in Fort Erie to be absorbed within the next few years. This should be taken into consideration as it would 
significantly reduce the capacity of the existing supply of vacant industrial land to accommodate employment 
growth in Fort Erie, leaving the Town with an even more dire shortage of serviced and shovel ready industrial 
land than currently exists.  

3.7 Recommendations 

Based on the analysis of industrial land supply above, it is recommended that the Town of Fort Erie in 
consultation with the Fort Erie EDTC:  

a) Develop and implement a Town Industrial Land Development Program that focuses on the Town acquiring, 
servicing and preparing industrial land to make it shovel ready so that the Fort Erie EDTC and the Town can 
respond quickly to industrial land enquiries with a range and choice of serviced industrial sites; and, 

b) Utilize the industrial land evaluation framework contained in this report to select candidate sites for 
purchase, servicing and industrial land development under the Town Industrial Land Development Program. 
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4.0 EMPLOYMENT GROWTH IN FORT ERIE 
Section 4.1 below examines recent employment growth trends in the context of recent population and housing 
growth trends in Fort Erie and the Region. Section 4.2 projects employment growth in Fort Erie based on the 
updated Schedule 3 Growth Plan employment forecasts for Niagara Region. 
 

4.1 Employment Growth Trends 

When examining demographic and employment growth trends for the purposes of forecasting employment 
growth at the local municipal level, it is very important to remember that the demand for employment land in a 
local municipality is largely driven by place of work employment in that municipality. As a result of the level of 
out-commuting for work, the growth in rates of population and housing and even resident employed labour force 
in a local municipality do not necessarily translate into a similar growth rate for place of work employment, and 
therefore demand for employment land in that local municipality.  
 
In fact, the analysis of demographic and employment growth trends below demonstrates that while a number of 
local municipalities in Niagara such as Grimsby, Lincoln, Pelham and Niagara-on-the-Lake (NOTL) experienced 
population and housing growth rates well above the Regional average over the most recent census period (2006 
to 2011), these same municipalities experienced place of work employment growth rates very close to or even 
less than the Regional average and the Fort Erie average over the same time period. Therefore, just because a 
local municipality in Niagara has experienced, or is forecast to experience, higher than average population and 
housing growth rates in the future, does not necessarily mean that local municipality has experienced or will 
experience higher than average rates of employment growth, or even rates of employment growth that are 
higher than municipalities in Niagara that have experienced lower rates of population and household growth. It is 
imperative that this key distinction be respected during the Regional MCR exercise when allocating projections 
of future Regional employment growth in Niagara among the local municipalities. Simply tying the level of 
employment growth in a local municipality in Niagara to recent or forecasted population and housing growth in 
that municipality can lead to erroneous forecasting of employment growth in that municipality. 
 
Tables 2 and 3 below show population and household growth in Niagara Region and the local municipalities 
from 2001 to 2006 and 2006 to 2011. The most westerly municipalities of Grimsby, West Lincoln, Lincoln, along 
with Pelham and NOTL demonstrated population and housing growth rates much higher than the Regional 
average, particularly in the 2006 to 2011 period. In some cases, compound annual population growth rates 
during the 2006 to 2011 period in these municipalities were as much as five to six times the rate for the Region, 
and compound annual household growth rates in these municipalities during this period were two to three times 
the rate for the Region.  
 
However, as shown in Table 4, when place of work employment data is examined, a much different trend 
emerges. Over the 2006-2011 period, only one of the five higher population and household growth 
municipalities, West Lincoln at 1.5%, managed a compound annual growth rate of employment much higher 
than the Region and Fort Erie at -1.0%. Over the same time period, the compound annual growth rate of 
employment in NOTL (-0.7%) was only slightly higher than the Region and Fort Erie, while the rates in Grimsby 
(-1.0%) and Pelham (-0.9%) were roughly the same as Fort Erie and the Region, and the rate in Lincoln (-1.2%) 
was actually lower than the Region and Fort Erie. Meanwhile, the City of Welland, had the highest compound 
annual growth rate of employment (1.7%) over the 2006 to 2011 period of any municipality in Niagara while 
posting compound annual growth rates of population and households that were roughly the same as the Region 
over the same time period.  



Fort Erie Industrial Land Development Strategy Final Report  
March 2017 

 
  22 

Table 2  Census Population by Local Municipality, Niagara Region, 2001 - 2011  

Data Source: Statistics Canada Census and National Household Survey, Figures are rounded. 
Reference Source: Niagara 2014 Municipal Comprehensive Review Draft Phase 1 and 2 Background Report, Table 3, page 20. 

 

Table 3  Occupied Households by Local Municipality, Niagara Region, 2001 - 2011  

Data Source: Statistics Canada. Figures are rounded. 
Reference Source: Niagara 2014 Municipal Comprehensive Review Draft Phase 1 and 2 Background Report, Table 7, page 26. 

Table 4  Total Place of Work Employment Local Municipality, Niagara Region, 2001 – 2011 

Data Source: Statistics Canada. Figures are rounded.**Place of Work Employment includes No Fixed Employment re-allocated throughout the Region. 
Reference Source: Niagara 2014 Municipal Comprehensive Review Draft Phase 1 and 2 Background Report, Table 7, page 32. 
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Similarly, while Grimsby, West Lincoln, Lincoln, Pelham and NOTL all experienced significant increases in their 
share of Regional population growth over the 2006-2011 period, with the exception of West Lincoln, these high 
population and household growth municipalities did not experience much if any growth in their share of Regional 
employment over the same time period. Therefore, in Niagara, the rate of local municipal employment growth 
and the local municipal share of Regional employment growth in a local municipality is not necessarily tied to the 
rate of population and housing growth in that local municipality. As noted in the Draft Regional MCR Phase 1 
and 2 Background Report, the recent pattern of population and housing growth in Niagara has been increasingly 
influenced by proximity to the Greater Toronto Area and Hamilton (GTAH) economic region. However, the same 
cannot necessarily be said for the recent pattern of employment growth in individual Niagara municipalities 
because a significant and increasing number of residents in the westerly municipalities in Niagara are 
commuting out of Niagara for work, primarily to the GTAH. 
 
As noted in the Regional MCR Phase 1 and 2 Background Report, employment levels in Niagara have been 
variable over recent Census periods, amidst recession and a shifting economy.  As shown in Table 4, 
employment in Niagara increased by 12,000 jobs from 182,900 in 2001 to 194,900 in 2006, a compound annual 
growth rate of 1.3%. However, the effects of the most recent recession on employment levels in Niagara can be 
clearly seen in the data for the 2006 to 2011 period, where employment in Niagara decreased by 9,300 jobs, 
from 194,900 in 2006 to 185,600 in 2011, a compound annual growth rate of -1.0%. Employment in Fort Erie 
decreased by 600 jobs from 11,900 in 2006 to 11,300 in 2011, also a compound annual growth rate of -1.0% 
over this time period, the same as the Region. 
 
The Draft Fort Erie Industrial Land Strategy Report prepared by Hemson Consulting (page 4) notes that 
employment levels in Fort Erie remained relatively stable over the 2001 to 2011 period with a moderate increase 
between 2001 and 2006 and a marginal decrease between 2006 and 2011 as a result of the recession and slow 
economic recovery during this period. The growth rate in employment for Fort Erie was roughly the same as the 
Region over the period 2006 to 2011 (-1.0% compound annual growth rate). This report also notes that the 
economic outlook for Ontario is positive with a slow recovery anticipated in manufacturing, and a sustained 
growth trend, in particular for the GGH.  
 
The Regional MCR Phase 1 and 2 Background Report (page 33) notes that “the pattern of employment 
throughout the Region has not changed in any significant way over the last two Census periods - the 
relative distribution of jobs and employed residents between Niagara local municipalities looks basically 
the same in 2011 as it did in 2001.” Furthermore, the above analysis of population, household and place of 
work employment growth shows that there is not necessarily a correlation between the location of population/ 
household growth and the location of employment growth at the local municipal level in Niagara. Therefore, 
when analyzed in context of population and household growth, the empirical data on employment growth does 
not support significantly altering the allocation of projected Regional employment growth to the local 
municipalities in Niagara from the allocation used in previous employment growth forecasts by the Region.  
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4.2 Employment Growth Forecast 

4.2.1 Employment Growth in Fort Erie 

Based on the current, in-effect, local municipal allocation of the Growth Plan Schedule A employment forecasts 
contained in the ROP, employment in Fort Erie was forecast to increase from 12,580 in 2011 to 14,950 in 2031, 
while employment in the Region was forecast to increase from 201,000 in 2011 to 218,000 in 2031. Therefore, 
Fort Erie was forecast to capture 13.94% of total employment growth in Niagara between 2011 and 2031. 
 
As shown in Table 5 below, Amendment 2 to the Province’s Growth Plan, which came into effect on June 17, 
2013, updated the Schedule 3 population and employment forecasts to 2031 and extended them to a 2041 
horizon. Total employment in Niagara in 2011 was 185,600. The revised (Schedule B) employment forecast for 
total employment in Niagara is 235,000 in 2031, 248,000 in 2036 and 265,000 in 2041. Therefore, Niagara is 
expected to add 49,400 jobs by 2031, 62,400 jobs by 2036, and 79,400 jobs by 2041. 

Table 5 Population and Employment Forecast (Growth Plan Schedule 3) for Niagara Region, 
2031, 2036 and 2041 

Data Source: Growth Plan for the Greater Golden Horseshoe. 
Reference Source: Niagara 2014 Municipal Comprehensive Review Draft Phase 1 and 2 Background Report, Table 7, page 32. 

 
As previously noted, the Region must incorporate these updated (Schedule B) population, housing and 
employment forecasts to 2041 into the ROP by way of a ROP amendment, including updating the allocations of 
growth and intensification targets to local municipalities. The Region has now completed updating these 
allocations and adopted its updated allocations of forecasted population, housing and employment growth to the 
local municipalities in December of 2016 via approval of Regional Planning Report PDS 37-2016. 
 
The current in-effect local municipal allocation of the Growth Plan Schedule A employment forecast for Niagara 
in the ROP allocates 13.94% of the employment growth forecast for Niagara between 2011 and 2031 to Fort 
Erie. Under the updated MCR allocation, employment in Fort Erie is forecast to increase from 11,290 in 2011 to 
17,240 in 2041, an increase of 5,950 jobs, as compared to an increase of 79,570 jobs for Niagara as whole over 
the same time period. Therefore, the Region’s updated MCR local municipal allocation of the Growth Plan 
Schedule B employment forecast allocates only 7.48% of the total employment growth forecast for Niagara 
between 2011 and 2041 to Fort Erie. This is a significant difference from the 13.94% of employment growth 
allocated to Fort Erie during the previous forecasting period, and represents a 46.4% decrease in the relative 
employment growth forecast for Niagara being allocated to Fort Erie.  
 
As shown in Figure 2 below, the MCR allocation of employment growth forecast for Niagara to the local 
municipalities basically follows or emulates the allocation of forecasted population and household growth to the 
local municipalities, with little variation, except for the increased relative share of employment allocated to St. 
Catharines as an Urban Growth Centre. However, the analysis of historical employment growth data and trends 
in Niagara contained in Section 4.1 clearly shows that there is not a strong correlation between the location of 
population and household growth and the location of employment growth at the local municipal level in Niagara.  
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Figure 2 Forecast Population, Housing and Employment Growth in Niagara, 2016-2041 
 

 

Source: Data sourced from Tables 7, 8, 10 and 11 of MCR Phase 3, Smart Growth Option for Niagara Region, Summary Report, 
November 2016. 

Therefore, the empirical data on employment growth in Niagara does not support significantly altering the 
allocation of projected Regional employment growth to the local municipalities in Niagara from the allocation 
used in the previous employment growth forecast by the Region. As such, the 13.94% share of Regional 
employment growth previously allocated to the Town of Fort Erie over the projection period 2011 to 2031 was 
extended to the Schedule 3B forecasts.  
 
Table 6 below shows the forecast of employment in Fort Erie based on the Schedule B employment forecast for 
Niagara Region and an allocation of 13.94% of Regional employment growth to Fort Erie over the 2011 to 2041 
projection period. As shown in Table 6, the Region is planning for almost an additional 79,570 jobs between 
2011 and 2041. Based on 13.94% of Regional employment growth occurring in Fort Erie, the Town of Erie will 
be planning for an additional 6,885 jobs by 2031, an additional 8,700 jobs by 2036, and an additional 11,070 
jobs by 2041.  
 

Table 6  Employment Growth Forecast for Niagara Region and Fort Erie, 2031, 2036 and 2041 

 FORECAST EMPLOYMENT 

 2011 2031B 2036B 2041B 

Niagara Region 185,450 234,990 248,010 265,020 

Fort Erie 11,300 18,185 20,000 22,370 

Employment Growth in Fort Erie from 2011 na 6,885 8,700 11,070 
*Figures rounded to the nearest 5. 
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4.2.2 Employment Growth on Industrial Land in Fort Erie 

The employment growth forecast for Fort Erie and the Region can be classed into one of three types.  
First, employment land employment (ELE) is the range of businesses that typically occupy industrial land 
designations. Second, population related employment (PRE) includes retail, education, healthcare, personal 
services and those who work at home and typically occupies residential land designations, but can also occupy 
industrial land designations through ancillary uses and other types of uses permitted in industrial land 
designations. Third, rural based employment (RBE) occupies mostly rural and agricultural land designations, but 
can also occupy industrial land designations, such as dry industrial. The split of employment growth between 
these types of employment and the percentage of each type of employment growth that will occur on different 
land designations will vary by local municipality in Niagara.  
 
A small amount of employment growth, typically less than 10%, can also take place through intensification of 
existing industrial land uses. However, as will be shown in Section 5.0, much of the job growth that took place in 
Fort Erie since 2002 was via the expansion of existing firms in-situ and the location of new firms into existing 
buildings vacated by previous industrial users. Consequently, much of the existing supply of vacant industrial 
buildings (with land available for intensification) that existed in Fort Erie has now been re-occupied by industrial 
uses and/or intensified. Consequently, this supply will not be available in the future for intensification purposes. 
This means that most future employment growth in Fort Erie will necessarily have to take place on vacant 
industrial land. Therefore, it is very reasonable to assume that little if any of the employment growth forecast for 
Fort Erie will take place via intensification of existing industrial uses. As such, it is assumed that future 
employment growth in Fort Erie will breakdown as follows: 

 Approximately 55% will be in employment land employment (ELE); 

 Approximately 30% will be in population related employment (PRE); and, 

 Approximately 15% will be in rural based employment (RBE). 
 
This breakdown is consistent with the breakdown in the Draft Industrial Land Strategy Report for Fort Erie.  
 
In terms of determining how much of each type of forecasted employment growth (ELE, PRE and RBE) will take 
place on vacant developable industrial land in Fort Erie, it is important to consider the types of employment uses 
permitted in the four industrial zones in Fort Erie. Because the industrial zones in Fort Erie permit such a wide 
range of industrial uses, but also a number of population related uses, it is reasonable to expect that virtually all 
employment growth forecasted to be in ELE will actually take place on industrial land, while some of the 
employment growth forecasted to be in PRE and RBE will also take place on industrial land. Therefore, the 
following assumptions were utilized: 

 98% of ELE will occur on industrial land; 

 20% of PRE will occur on industrial land; and, 

 35% of RBE will occur on industrial land. 
 
Based on the above noted assumptions, the percentage of total employment growth in Fort Erie that will take 
place on vacant developable industrial land in the built up area and designated greenfield area is calculated as 
(55%*.98) + (30%*.20) + (15%*.35) = 65.15% (rounded to 65%). This assumption is consistent with the 65% 
assumption used in both the Draft Industrial Land Strategy Report for Fort Erie and the Regional MCR Phase 1 
and 2 Background Report. Based on this assumption, Fort Erie will be planning for approximately 4,475 
additional jobs on developable industrial land by 2031, 5,655 additional jobs on developable industrial land by 
2036, and 7,195 additional jobs on developable industrial land by 2041. 
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5.0  INDUSTRIAL LAND SUPPLY-DEMAND ANALYSIS 

5.1 Industrial Land Absorption 

In order to provide a complete picture of industrial land absorption in Fort Erie over the last 15 years, absorption 
data provided by the Fort Erie EDTC on both vacant industrial land absorbed between 2000 and 2014 and 
vacant industrial buildings with land absorbed between 2000 and 2014 was examined. This data is contained in 
Appendix D. Based on this data, 22.0 ha. of vacant industrial land was absorbed between 2000 and 2014, i.e., 
an average of 1.5 ha per year. However, 44.3 ha. of industrial land with existing vacant buildings was also 
absorbed (re-occupied) during this same time period. Therefore, for every 1 hectare of vacant industrial land 
absorbed in Fort Erie during the last 15 years, 2 hectares of industrial land with existing buildings was also 
absorbed. In total, 66.3 ha. (164 acres) of vacant industrial land and vacant industrial buildings with land was 
absorbed in Fort Erie over the 15 year period from 2000 to 2014, resulting in an average total vacant industrial 
land/industrial land with buildings absorption rate of 4.4 ha. per year. 
 
The absorption of industrial land in any given year is unpredictable. It may be 10 ha. or even 20 ha. one year, 
and then no or little land absorption for one or two years. Therefore, as directed by Town, Regional and 
Provincial policy, municipalities must have both an adequate total supply of industrial land and a range of 
serviced and suitably sized and located sites in order to take advantage of industrial land development 
opportunities when they arise. If a local municipality such as Fort Erie is not ready with a range of fully serviced 
and suitably sized and located vacant industrial sites when industrial development opportunities arise, these 
opportunities will go elsewhere, including locations outside of Niagara. A major reason for the slow absorption of 
vacant industrial lands over the last 15 years in Fort Erie may be associated with the lack of fully serviced 
industrial land in a range and choice of suitably sized and located sites that can accommodate a mix of 
employment uses and a wide range of economic activities and ancillary uses.  
     
The updated employment forecast for Niagara Region, including Fort Erie, anticipates significant employment 
growth in Niagara and Fort Erie over the 20 year planning horizon. In addition to this forecast employment 
growth, as previously noted, there are industrial land development projects in advanced stages of planning on 
several sites in the vacant industrial land supply in Fort Erie. When these projects are constructed, this will 
reduce the supply of developable industrial land in Fort Erie. Furthermore, there are a number of very large 
development projects potentially on the horizon, any one of which could result in a significant increase in the 
demand for industrial land in Fort Erie as a result of the spin-off opportunities created by these large 
development projects. With Fort Erie’s industrial lands being strategically located in close proximity to the QEW 
and Peace Bridge (U.S. border), it is no surprise that many existing industries in Fort Erie are export based. 
Therefore, increased demand for export based goods production could also result in increased demand for 
industrial land in Fort Erie.  
 
In summary, based on forecast employment growth in Niagara and Fort Erie, planned industrial development 
projects and other development initiatives in Fort Erie, and the potential for enhanced demand for export related 
goods, it is anticipated that average annual industrial land absorption (demand) going forward in Fort 
Erie will be significantly higher than in recent years. However, it is important to note that the ability of 
Fort Erie to capture this increased demand for industrial land will depend entirely on the Town’s ability 
to offer fully serviced industrial land in a range and choice of suitably sized and located sites that can 
accommodate a mix of employment uses and a wide range of economic activities and ancillary uses.  
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5.2 Employment Density 

Data compiled by Watson & Associates Economists Limited from local and regional employment land studies 
and growth conformity reports has found that employment density on occupied employment lands in smaller 
GGH “Outer Ring” communities is significantly lower than in most of the larger, more mature GTAH 
communities.4 This is largely due to the lower industrial land prices for employment lands located in the 
periphery of the GTAH and GGH “Outer Ring” which limits land utilization. 
 
Unfortunately, there is little information available on actual employment densities achieved by Ontario 
municipalities on industrial land in recent years, and no recent employment density data could be found for 
municipalities in Niagara. If this data were available, or if it could be made available by local municipalities in 
Niagara, this would be very helpful in arriving at realistic assumptions for future employment density in Fort Erie, 
other local municipalities in Niagara, and Niagara as a whole. Certainly, employment densities on industrial land 
in Niagara should not be compared to those in GTA municipalities because these municipalities have major 
office locations on their employment lands, and this higher density office employment significantly increases the 
net employment density in these municipalities. 
 
Only a few examples of employment densities for recent industrial development in comparable (non-GTA) 
municipalities were found. In the County of Elgin Employment Land Strategy, Millier Dickinson Blais (MDB) 
notes that the average employment density on employment land projects in southwestern Ontario ranges from 
16 to 19 jobs per net ha.5  MDB used an employment density of 16 jobs per net ha. to generate land demand ion 
employment lands in the County of Elgin over the 2011-2031 forecast period. The average employment density 
on industrial lands absorbed between 2006 and 2013 in Kingston was 18 jobs per net ha.6 The Kingston 
Industrial Land Strategy Review assumes that future employment densities on industrial land in Kingston will be 
moderately higher than observed through recent development trends, so a density of 25 jobs per net ha. is 
forecast over the 2014-2034 period.7 The Brantford MCR found an average employment density of 23.0 jobs per 
net ha. Therefore, a density range of 25 to 30 jobs per net ha. was considered appropriate for the City of 
Brantford for employment land demand modeling purposes to 2041.8 
 
In terms of the expected employment density for industrial land development in Fort Erie, no MCRs/employment 
land strategies for comparable municipalities outside the GTA were found that utilize a projected employment 
density greater than 30 jobs per net. ha. In most cases, the MCRs/employment land strategies in comparable 
non-GTA municipalities utilize an employment density range between 20 and 30 employees per net ha. 
Similarly, the Draft Industrial Land Strategy Report for Fort Erie prepared by Hemson Consulting (page 13) relied 
on “industry standards and observed densities in Niagara Region” to project a density range of 25 to 30 
employees per net ha. on the Town’s vacant designated greenfield area employment lands. Fort Erie EDTC staff 
confirmed that recent industrial land development and reoccupation of existing industrial properties in Fort Erie 
has yielded in the 20 to 25 employees per net ha., with none exceeding 30 employees per net ha.  
 

                                                      
 
4 Watson & Associates, March 2010, Town of Ajax Employment Lands Strategy, p. 2-1. 
5 Millier Dickinson Blais. September 2012, County of Elgin Employment Land Strategy, p. 56. 
6 Watson & Associates. March 2015. City of Kingston Employment Land Strategy Review, page 4-24. 
7 Ibid, page 6-10. 
8 Cushman & Wakefield and The Planning Partnership. February 3, 2015. City of Brantford MCR of Commercial and Employment 
Lands. Pages 49-50 
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The types of uses targeted for the Fort Erie Industrial Park as per Policy 3.A.3.7 of the Regional Official, i.e., 
advanced manufacturing, cross border trade, transportation and warehousing industries, are for the most part, 
very low density employment uses. Furthermore, with the possible exception of some of the uses permitted in 
the UEC Zone, most of the uses permitted in the other industrial zones (IN, PI and DI), which make up 66% of 
developable industrial land in Fort Erie, are also low density employment uses. Therefore, it is very unrealistic to 
assume that employment densities on vacant developable industrial land in Fort Erie will exceed 30 employees 
per net ha. over the forecasting period to 2041. Furthermore, the very lands outside the current urban boundary 
in Fort Erie that are near major goods movement facilities and corridors, including major highway interchanges, 
are the lands that could be designated as “prime employment areas” under the Proposed Growth Plan. 
Therefore, these lands would be protected as per Provincial policy over the long-term for uses that are land 
extensive or have low employment densities and require these locations, including manufacturing, warehousing 
and logistics and appropriate associated uses and ancillary facilities.  
 
The employment density (or range) chosen to determine the capacity of vacant developable industrial land in 
Fort Erie must be realistically achievable over the entire forecasting period. Based on employment densities 
currently being achieved on industrial land in Fort Erie, being achieved and projected in comparable non-GTA 
municipalities, industry standards, observed densities in Niagara Region identified by Hemson Consulting, 
Regional policy direction for the Fort Erie Industrial Park, and typical densities of industrial land uses permitted in 
the Fort Erie Official Plan and Zoning By-law, it is reasonable to expect that Fort Erie will achieve an 
employment density on vacant developable industrial land in the built up area and designated greenfield area of 
between 20 and 30 employees per net ha. over the forecasting period to 2041, with the most likely scenario 
being an employment density of approximately 25 employees per net ha. over the projection period to 2041. 
 
It is also important to remember that the Town cannot influence as-built employment densities on privately 
held/sold industrial lands. The Town can only influence employment densities on industrial lands that it sells by 
way of selecting only the types of industrial development that offer higher employment densities. Hence, the 
critical shortage of Town owned industrial properties greatly reduces the Town’s ability to increase 
employment densities on vacant developable industrial lands within Fort Erie. Even if the Town were to 
acquire, service and make available industrial land for sale and development, this will take at a minimum several 
years. In the meantime, the Town will have virtually no influence over employment densities on industrial land as 
long as the proposed developments meet the Town’s Official Plan and Zoning By-law.  
 

5.3 Capacity to Accommodate Employment Growth 

As noted in Section 3.2, the Town currently has a developable industrial land supply of 149.5 ha., with 87.7 ha. 
in the built up area and 61.8 ha. in the designated greenfield area. This gross supply of developable industrial 
land must be adjusted for land that will be lost during development to roads, storm water management 
ponds/works, parking, easements and open space. Based on industry standards and the net to gross 
adjustment used in both the Draft Industrial Land Strategy Report for Fort Erie and the Regional MCR Phase 1 
and 2 Background Report, the net to gross adjustment applied to developable industrial land in Fort Erie is 80%. 
This net developable industrial land supply is then adjusted downward by 15% for underutilization and long-term 
vacancy. Again, this assumption is consistent with the 15% adjustment used for underutilization and long-term 
vacancy in both the Draft Industrial Land Strategy Report for Fort Erie and the Regional MCR Phase 1 and 2 
Background Report.  
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Based on the above-noted assumptions, while the gross developable industrial land supply in Fort Erie is 149.5 
ha., the net developable industrial land supply in Fort Erie is 101.5 ha. Table 7 below shows the capacity of the 
this net supply of developable industrial land in Fort Erie to accommodate the employment growth that is 
forecast to take place on industrial land in Fort Erie to 2031, 2036 and 2041. The effective 20 year planning 
horizon now falls between 2036 and 2041. 
 
As shown in Table 7, under all employment density scenarios, the Town is forecast to face a shortage of vacant 
industrial land by 2031.This shortage could be between 48 and 122 net ha. This means that the Town could 
actually run out of vacant industrial land by as early as 2025 (under the 20 employees per net ha. density 
scenario). Under the 25 employees per net ha. density scenario (most likely), the Town would run out of vacant 
industrial land by 2027. Even under the most optimistic 30 employees per net ha. density scenario, the Town 
would run out of developable industrial land by 2030. 
 
Considering the 20 year planning horizon in the PPS (2036) has already passed, the Town is forecast to have a 
shortage of vacant industrial land of between 87 and 181 net ha. by 2036, with the most likely employment 
density scenario (25 employees per net ha.) producing a shortage of approximately 125 net ha. (184 gross ha.) 
of vacant industrial land by 2036. This represents a significant and critical shortage of vacant industrial land in 
Fort Erie by the end of the 20 year planning horizon specified in the PPS. Furthermore, the Town could 
experience a shortage of vacant industrial land between 138 and 258 net ha. by 2041, with the most likely 
employment density scenario (25 employees per net ha.) producing a shortage of approximately 186 net ha. 
(273 gross ha.) of vacant industrial land by 2041. 
 
It is important to note that the above noted analysis of the capacity of industrial land in Fort Erie to 
accommodate employment growth does not take into consideration the approximately 32 ha. (21%) of 
developable supply that could be absorbed within just the next few years based on currently planned 
development on industrial land. Furthermore, this analysis does not take into account the significant increase in 
demand for industrial land that could result if one or more of the very large development projects potentially on 
the horizon in Fort Erie, such as the CMS, are constructed. This shortage of industrial in Fort Erie by as early as 
2025 could be further exacerbated and accelerated if even some of these industrial development projects are 
constructed within the next few years. Therefore, it is imperative that the Town and Region act quickly to 
service existing designated industrial land and designate and service additional industrial land to 
address this shortage of vacant industrial land in Fort Erie.  
 

Table 7  Industrial Land Capacity for Fort Erie, 2031, 2036 and 2041 

Forecast Employment 

Growth* from 

2011

30 25 20 Gross ha. Net ha.** Adjusted ha.*** 30 25 20 30 25 20

Schedule 3 2031 B 4,475               149 179 224 149.5 119.6 101.7 3,050 2,542  2,033  (48)      (77)      (122)  

Schedule 3 2036 B 5,655               189 226 283 149.5 119.6 101.7 3,050 2,542  2,033  (87)      (125)    (181)  

Schedule 3 2041 B 7,195               240 288 360 149.5 119.6 101.7 3,050 2,542  2,033  (138)    (186)    (258)  
* Includes only Employment Growth that will take place on Industrial Land.

** 80% Net to Gross Adjustment.

***15% Adjustment for Underutilization and Long-Term Vacancy.

Land Need                      

at density range            

(jobs per net ha.)

Industrial Land Supply Employment Capacity                

(# of jobs @ density 

range)

Surplus or (Shortage)               

at density range                         

(jobs per net ha.)
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5.4 Recommendations 

Based on the industrial land supply-demand analysis above, the Town of Fort Erie does not have enough vacant 
industrial land to accommodate forecast employment growth to the planning horizon of 2036, or even to 2031.  
 
Consequently, it is recommended that the Town of Fort Erie, in consultation with the Fort Erie EDTC and the 
Region of Niagara, during and after the Region’s MCR exercise, take immediate steps to address this shortage 
of vacant industrial land in Fort Erie by: 

a) Designating at least 184 gross ha. of additional vacant industrial land in Fort Erie to accommodate 
forecasted employment growth in Fort Erie to 2036, and at least 273 gross ha. of additional vacant industrial 
land in Fort Erie to accommodate forecasted employment growth in Fort Erie to 2041; 

b) Ensuring that all additional vacant land designated Industrial as per Recommendation 5.4 a) is included in 
the Gateway Community Improvement Project Area and is eligible for all the incentives available under the 
Fort Erie Gateway Economic Zone Community Improvement Plan (CIP); 

c) Reviewing Master Servicing Plans to determine if the timing of provision of full sanitary and water services 
can be significantly advanced to the approximately 40 ha. of developable industrial land in Fort Erie that are 
not currently fully serviced; 

d) As a part of its 2017 budget allocation, providing funding for an area-wide environmental impact study (EIS) 
for approximately 84 ha of vacant industrial lands currently with an Environmental Conservation overlay to 
remove this constraint on as many industrial hectares as possible, and that this study be completed as 
expeditiously as possible; and, 

e) Formally advising industrial property owners to maintain their properties, including not allowing vegetation 
on parts of their properties not designated Environmental Conservation to grow unchecked. 

 
The land supply-demand analysis conducted above reflects only the amount of land designated for industrial 
development. It does not take into consideration real world site location factors such as property servicing, size, 
configuration, accessibility, environmental condition, location vis-à-vis international bridge crossings, major 
highways and regional roads, access to rail, compatibility of adjacent land uses, and willingness of current 
owners to sell their lands. These are the primary factors that affect the marketability and viability of industrial 
land because these are the key factors considered by industrial users when selecting sites for new or expanded 
facilities. These real world factors significantly reduce the amount of industrial land in Fort Erie that is actually 
shovel-ready and marketable to the types of industries that the Town wants to promote and attract in order to 
expand the Town’s economic base, improve the assessment ratio and increase employment opportunities. Fort 
Erie does not have an adequate supply and variety of serviced industrial land to accommodate the mix 
of industrial development and employment uses that would provide for industrial growth and economic 
diversification in Fort Erie. 
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6.0  INDUSTRIAL LAND ASSESSMENT  

Now that the industrial land requirements for Fort Erie to 2041 have been determined, the next phase in the 
ILDS is to evaluate existing vacant designated industrial land within the urban boundary and vacant lands 
outside the urban boundary that could potentially be designated for industrial use and added to the industrial 
land inventory to address the forecast shortage of industrial land in Fort Erie. This involved the development of 
an evaluation framework to help determine the appropriateness of the lands to accommodate forecasted 
demand for industrial land. Factors to be considered for inclusion in the framework included environmental 
constraints, size and configuration of existing industrial parcels, proximity to major highways, regional roads and 
rail lines, current and planned servicing status including costs and timing to service, and need for land assembly.  
 
The evaluation framework was first used to evaluate existing vacant designated industrial land within the urban 
boundary of Fort Erie. This exercise, conducted with the assistance of the TSC, helped to identify any currently 
designated industrial lands that are significantly constrained in the long-term due to property size, accessibility, 
land use compatibility, environmental constraints, or other factors, and should therefore be removed from the 
industrial land inventory by redesignation to non-industrial use.  
 
Next, with assistance from the TSC, vacant lands outside the current urban boundary with potential for industrial 
use were identified. The evaluation framework was then utilized to evaluate the appropriateness, serviceability, 
quality and marketability for industrial use of these additional vacant lands. 
 
This industrial land evaluation exercise was used to help assist in determining: 

a) Existing vacant designated industrial lands within the urban boundary that should be redesignated for a non-
industrial use; and, 

b) The location of vacant land outside the current urban boundary that should be added to the urban boundary 
and designated for industrial land use.        
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7.0 EVALUATION OF INDUSTRIAL LAND INSIDE THE URBAN 
BOUNDARY 

7.1 Evaluation Framework      

The evaluation framework described below was applied to the following lands within the existing urban 
boundary: 

a) All vacant currently designated Industrial land that is fully serviced and not fully serviced, including the 84 
ha. of vacant currently designated Industrial land with an “EC” overlay; and, 

b) All properties not currently designated Industrial that were identified by Town staff or Fort Erie EDTC staff as 
having potential for re-designation to Industrial (none were identified). 

 
The evaluation framework consists of criteria grouped into five (5) categories as shown in Table 8 below. These 
categories are: 

1) Infrastructure Servicing;  
2) Location and Transportation;  
3) Site Size and Configuration;  
4) Land Use and Compatibility; and, 
5) Urban Boundary.  
 
The categories are relatively weighted based on importance of the criteria in each category to determining the 
viability, quality and marketability of lands for industrial use. This category weighting was determined in 
consultation with the TSC. The criteria contained in each category are further described in Appendix E. 
 
Table 8  Industrial Land Evaluation Framework  

Category Category 
Weighting 

Criteria (Low, Medium or High for each Criteria) 

1. Infrastructure Servicing 32% a) Servicing Status  
b) Cost to Service 
c) Proximity of Electrical Supply 
d) Proximity of Natural Gas Supply 

2. Location and Transportation 25% a) Proximity to QEW 
b) Proximity to Peace Bridge 
c) Proximity to other Provincial Highways and Regional roads 
d) Proximity to Rail Lines 

3. Site Size and Configuration 22% a) Property Size 
b) Property Configuration 
c) Property Topography 
d) Property Assembly 

4. Land Use and Compatibility 12% a) Land Use Conflict Potential 

5. Urban Boundary 9% a) Within or Outside the Urban Boundary 

TOTAL 100%  
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Based on data supplied by the Town and utility providers (where made available), all of the vacant designated 
industrial lands inside the urban boundary were evaluated based on Categories 1 to 5. The development 
potential of each property was rated Low (1 point), Medium (2 points), High (3 points) or Very High (4 points) on 
each criteria within a category based on the rating system described in Appendix E. Most criteria were scored on 
3 points, while some criteria that required additional gradation were scored on 4 points. 
 
For each property evaluated, the criteria scores in each category were totaled and converted to a category score 
out of 100. The category score out 100 was then multiplied by the weighting for that category to determine a 
weighted score for that category. The weighted category scores were then totaled to produce a total score (out 
of 100) for each property evaluated. 
 
The scores for properties inside the urban boundary are not directly comparable to the scores for sites outside 
the urban boundary because sites outside the urban boundary, by definition, cannot achieve the maximum score 
under the Infrastructure Servicing (7.1.1) and Urban Boundary (7.1.5) categories. Therefore, scores for sites 
outside the urban boundary will generally tend to be lower than sites within the urban boundary. This is a result 
of the scoring methodology used and does not reflect the suitability of sites outside the urban boundary for 
industrial use compared to the suitability of sites within the urban boundary for industrial use. 
 
The results of the evaluation of currently designated industrial land presented in Section 7.2 below suggests that 
several properties within the urban boundary that are currently designated Industrial should be redesignated to a 
non-industrial use, thereby removing them from the supply of vacant designated industrial land. 

7.2 Evaluation Results 

The results of the evaluation of vacant designated industrial land within the urban boundary are presented in 
Table 9 in Appendix F (see Maps 1 to 4 in Appendix C for location of properties). Each of these properties was 
visited by the consultant and a Fort Erie EDTC staff member in May of 2015. Table 9 contains the category 
scores, total scores and the ranking for each of the 37 properties, with ranking from 1 (highest) to 37 (lowest). 
Some of the property scores tied and that is why some of the rank scores are not whole numbers. 
 
The evaluation results indicate that Properties A2, D1, D4, D7, E6, B4, B8 and B12 are the highest rated vacant 
designated industrial lands within the urban boundary in Fort Erie. Property F2 also scores high, but as 
previously noted, this property is slated for hotel and commercial development. All of these properties have a 
number of key factors in common, including full servicing, close proximity to a QEW interchange, and good site 
size and configuration.  
 
Most of the “B” properties in the vicinity of the Bowen Road QEW interchange score in the mid to lower range, 
but that is largely due to the current lack of full servicing and high costs to service per ha. of these properties. 
Conversely, despite almost all of the “E” properties having full servicing, some of these properties score in the 
mid-range while a number score in the lower range, primarily as a result of their poorer location, site size and 
configuration.  
 
As noted in Table 9, eight (8) of the 37 vacant designated industrial properties inside the urban boundary should 
be removed from the supply of vacant designated industrial land. These include: 

 B8, which has been purchased by an adjacent manufacturer and incorporated into their operation; 

 B9 and C2 which are too small for industrial use; 
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 D6, E9, and F3 which are too close to residential uses and/or better suited for non-industrial use (D6 is also 
all EC overlay and has minimal road access); and, 

 E4 and E7, which are all EC overlay and have limited or no road access. 
 
Because approximately 84 ha. (36%) of the 235 ha. of vacant designated industrial land within the urban 
boundary of Fort Erie is constrained by the EC overlay, one of the recommendations contained in the Interim 
Report was that the Town consider budgeting for and undertaking an area-wide environmental impact study 
(EIS) for these 84 ha of vacant industrial lands in an attempt to remove this constraint on as many industrial 
hectares as possible.  
 
However, the evaluation of these 84 ha. of land shows that 19 of the 37 vacant designated industrial properties 
inside the urban boundary are partially (6 properties totaling 20 ha.) or completely (13 properties totaling 64 ha.) 
impacted by the EC overlay. Of the 6 properties that are only partially impacted by the EC overlay, four of these 
(A2, D1, D4 and D7) score very high on the evaluation with D7, D1, and A2, ranking 1, 2 and 3 respectively. 
Conversely, of the 13 properties that are completely covered by an EC overlay, most score at the low end of the 
range, and only 3 of these 13 even make it into the top half of the ranking, with none of these 13 sites ranking 
higher than 13.5. This suggests that any area-wide environmental impact study (EIS) for the 84 ha. of vacant 
designated industrial lands impacted by the EC overlay should focus on those sites that are most appropriate for 
industrial use, i.e., those sites that scored higher in this evaluation.       

7.3 Recommendations 

Based on the evaluation of vacant designated industrial properties within the urban boundary, it is 
recommended that: 

a) Property B8 (1.5 ha.) be removed from the supply of vacant designated industrial land because it has been 
purchased by an adjacent industry and incorporated into their operation; 

b) Properties B9, C2, D6, E4, E7, E9, and F3 (totaling 13.3 ha.) be removed from the supply of vacant 
designated industrial and redesignated for non-industrial use, with the most appropriate uses to be 
determined by the Town; 

c) If properties B8, B9, C2, D6, E4, E7, E9, and F3 (totaling 14.8 ha.) are removed from the supply of vacant 
designated industrial land, then it is recommended that 14.8 ha. be added to the amount of additional vacant 
industrial land (identified in Section 5.4) to be designated in Fort Erie to accommodate forecasted 
employment growth in Fort Erie to 2036 and 2041, resulting in the need to designate at least 199 gross ha. 
of additional vacant industrial land to accommodate forecasted employment growth in Fort Erie to 2036, and 
at least 288 gross ha. of additional vacant industrial land to accommodate forecasted employment growth in 
Fort Erie to 2041;  

d) If the Town undertakes an area-wide environmental impact study (EIS) for the 84 ha. of vacant industrial 
lands within the urban boundary impacted by the EC overlay, this area-wide EIS should focus on those 
vacant industrial sites that are most appropriate for industrial use, i.e., those sites that scored higher in the 
evaluation contained herein.  
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8.0 EVALUATION OF INDUSTRIAL LAND POTENTIAL OUTSIDE THE 
URBAN BOUNDARY 

8.1 Evaluation Framework  

The evaluation framework described below was applied to sites outside the existing urban boundary that were 
identified by the TSC as having potential for future designation to Industrial use. Eight sites (8) were identified 
with each site comprised of one or more properties. The general location of these 8 sites and the specific 
location of the properties comprising each site are shown in Appendix G. The 8 sites total approximately 501 
ha.  
 
Each of these sites was visited by the consultant and Town staff and Fort Erie EDTC staff members of the TSC 
in August of 2016. Notes and photos were taken during each site visit noting site location, size, configuration, 
accessibility, existing buildings, potential for land use conflicts if the site were used for industrial use, and 
whether or not the site was actively being farmed. After visiting all of the sites, the TSC members elected not to 
evaluate Site 7 because this is a very small site and not suitable for industrial use. 
 
The evaluation framework for sites outside the existing urban boundary consists of criteria grouped into the 
same five categories and weighted the same as the framework used for evaluation of industrial properties inside 
the urban boundary (see Table 8 in Section 7.1). Again, this weighting was determined in consultation with the 
TSC. What differs in the evaluation framework for lands outside the urban boundary is the criteria contained in 
some of the categories. These criteria are described in Appendix H. 
 
Based on data and information supplied by the Town and utility providers (where made available), the sites were 
evaluated based on Categories 1 to 5. The development potential of each site was rated Low (1 point), Medium 
(2 points), High (3 points) or Very High (4 points) on each criteria within a category based on the rating system 
described in Appendix H. Most criteria were scored on 3 points, while some criteria that required additional 
gradation were scored on 4 points. 
 
For each property evaluated, the criteria scores in each category were totaled and converted to a category score 
out of 100. The category score out 100 was then multiplied by the weighting for that category to determine a 
weighted score for that category. The weighted category scores were then totaled to produce a total score (out 
of 100) for each site evaluated. 
 
As previously noted, the scores for sites outside the urban boundary are not directly comparable to the 
scores for properties inside the urban boundary because sites outside the urban boundary, by 
definition, cannot achieve the maximum score under the Infrastructure Servicing and Urban Boundary 
categories, and additional criteria were added to the Land Use and Compatibility Category for sites 
outside the urban boundary. Therefore, scores for sites outside the urban boundary will generally tend to be 
lower than sites within the urban boundary, but this is a result of the scoring methodology used and does not 
reflect the suitability of sites outside the urban boundary for industrial use compared to the suitability of sites 
within the urban boundary for industrial use. 
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8.2 Evaluation Results  

The results of the evaluation of the sites outside the current urban boundary for potential industrial use are 
presented in Table 10 in Appendix I. Table 10 contains the category scores, total scores and the ranking for 
each of the 7 sites that were scored, with ranking from 1 (highest) to 7 (lowest).  
 
The evaluation of sites outside the urban boundary indicates that Site 5 scored 75.4 points and is the highest 
rated site for potential industrial use.  Site 5 totals 159 ha. and is comprised of 9 properties. Site 5 offers a large 
amount of potential industrial land in close proximity to the Netherby Road QEW interchange with a relatively low 
cost to service per ha. Site 5 is also adjacent to the current urban boundary. It should be noted that portions of 
Site 5 lie in the Mid-Peninsula Highway Corridor. Therefore, if the Mid-Peninsula Highway is ever constructed, it 
is likely that some portion of this 159 ha. site would be dedicated to the Highway right-of-way, and therefore not 
be available for industrial use. 
 
Site 2 was the next highest rated site, scoring 67.1 points. Site 2 totals 125 ha. and is comprised of 5 properties. 
This very large site also has a relatively low cost to service per ha. and is adjacent to the current urban 
boundary. However, this site is not as well located as Site 5 in terms of access to the QEW. Also industrial truck 
traffic from Site 2 could create potential conflicts with Stevensville.  
 
Site 1 scored 66.9 points and was very close behind Site 2. Site 1 totals 81 ha. and is comprised of 3 properties. 
Site 1 is also a large and well configured site and has direct access to Highway 3, but this site is somewhat more 
expensive to service per ha. than Sites 2 and 5. This site is also more than 1 km. from the existing urban 
boundary. 
 
While Site 3 is only 19 ha. in size, it scored 62.3 points and ranked fourth of the seven sites scored. Site 3 is in 
close proximity to Site 2 and in close proximity to the existing urban boundary. Therefore, if Site 2 were added to 
the urban boundary, from a planning and servicing perspective, it would also make sense to add Site 3 to the 
urban boundary.  
 
Based on the characteristics of Sites 5, 2, 1 and 3 in terms of their size, configuration, land use compatibility, 
relatively lower cost to service, and location near the QEW and major highway interchanges, these sites are 
ideal for industrial land uses that are land extensive or have low employment densities and require these types 
of locations, including manufacturing, warehousing and logistics and appropriate associated uses and ancillary 
facilities. Therefore, these sites readily meet the definition of “prime employment area” in the Proposed Growth 
Plan, and should be designated as “prime employment areas” in the ROP and Town of Fort Erie Official Plan at 
such future time as any of these sites are brought into the urban boundary. 
 
The remaining three sites scored as follows: 

Site 8 (total 31.1 ha) scored 62.1 points and ranked fifth; 
Site 6 (total 48.0 ha) scored 60.7 points and ranked sixth; and, 
Site 4 (total 34.3 ha.) scored 59.8 points and ranked seventh. 
 
Sites 6 and 8 have close proximity to the Bowen Road QEW interchange and the Peace Bridge, and also share 
many of the other characteristics of a prime employment area, but these sites are not quite as large or well 
configured as the higher scoring sites, and these sites have significantly higher costs to service per ha. 
However, sites 6 and 8 could score higher and move up the rankings if these sites can be cost-effectively 
serviced at the same time as the CMS lands. 
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8.3 Recommendations 

Based on the evaluation of sites outside the current urban boundary for industrial land development potential, it 
is recommended that: 

a) Site 5 (159 ha.) be added as Industrial land to the urban boundary of Fort Erie during the current Regional 
MCR exercise;  

b) Site 2 (125 ha.), or alternatively Site 1 (81 ha), be considered for addition as Industrial land to the urban 
boundary of Fort Erie during the current Regional MCR exercise, or during the next Regional MCR exercise;  

c) If Site 2 is added to the urban boundary of Fort Erie during the current Regional MCR exercise or during the 
next Regional MCR exercise, Site 3 should also be added as Industrial land to the urban boundary of Fort 
Erie at the same time;   

d) If and when the CMS lands are serviced, Sites 6 and 8 should be re-evaluated and considered for addition 
as Industrial land to the urban boundary of Fort Erie; 

e) All Industrial lands added to the  urban boundary as per Recommendations 8.3 a) to d) above be designated 
as “prime employment areas” at the time they are added to the urban boundary of Fort Erie; 

f) The Region and Town ensure that when measuring minimum density targets for designated greenfield 
areas, “prime employment areas” are excluded from this measurement, as per the Proposed Growth Plan; 
and, 

g) All additional vacant Industrial land added to the urban boundary be included in the Gateway Community 
Improvement Project Area and be eligible for all the incentives available under the Fort Erie Gateway 
Economic Zone (CIP). 
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9.0  MONITORING AND REPORTING 
The review of industrial property data, servicing information, and aerial photos versus the site visits actually 
conducted for this study demonstrated that a few recent changes to the status of industrial lands within the 
urban boundary were not captured by the Town’s databases. This includes changes to servicing status and 
properties shown as vacant in the Town’s database, but that are actually now being used for industrial purposes. 
This is a common issue in most municipalities. While this problem is certainly not major in Fort Erie, it is 
important that the Town and the Fort Erie EDTC ensure information on the current vacant industrial land supply 
inside the urban boundary is maintained up-to-date. Regular and formal information exchange between the Fort 
Erie EDTC and the Town regarding industrial properties where the status (vacant/occupied, servicing status, 
etc…) has changed would assist in this regard. 
 
It is also important that the Town, in consultation with the Fort Erie EDTC, monitor and annually report to Council 
the supply and absorption of industrial land. This should include the amount of industrial land that is absorbed 
through the development of vacant industrial land, as well as the expansion of existing firms in-situ and the 
location of new firms into existing buildings vacated by previous industrial users. This monitoring should also 
include a mechanism to determine employment levels (e.g., an employment survey) of existing and new 
industrial developments to help determine actual employment densities being achieved in Fort Erie on both 
existing and new industrial sites. This information would help the Town and Region to more accurately 
determine the capacity of existing industrial land to accommodate additional employment density and 
employment densities that can be realistically expected on vacant industrial land. 

9.1 Recommendations 

It is recommended that the Town of Fort Erie, in consultation and cooperation with the Fort Erie EDTC; 

a) Ensure that information on the current vacant industrial land supply inside the urban boundary be 
maintained up-to-date via regular and formal information exchange between the Fort Erie EDTC and the 
Town regarding changes to the status of industrial properties; and, 

b) Monitor and annually report to Council the supply and absorption of industrial land in Fort Erie, including the 
nature of this industrial land absorption (reoccupation, expansion or new industrial development) and 
employment densities being achieved in Fort Erie on both existing and new industrial sites. 
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10.0  SUMMARY OF RECOMMENDATIONS 
Town, Regional and Provincial planning policies direct that municipalities not only provide enough employment 
land to accommodate forecasted employment growth, but that this land also be adequately serviced, and 
include a range and choice of suitable sites for a mix of employment uses and a wide range of economic 
activities and ancillary uses. The numerous studies that have been done in Fort Erie since 2002 regarding 
industrial employment land have found that the lack of a suitable range and choice of serviced (shovel ready) 
industrial lands has stood as a major impediment to economic development in Fort Erie for many years.  
 
Phase 1 of this ILDS report contains an analysis of the current supply of industrial land and expected demand 
for industrial land in Fort Erie to 2041.Based on this industrial land supply-demand analysis, the Town of Fort 
Erie does not have enough vacant industrial land to accommodate forecast employment growth to the planning 
horizon of 2041, 2036, or even to 2031. Therefore, the Town will need to increase the amount of designated and 
serviced industrial land. This dire shortage of vacant industrial land will only be exacerbated as currently 
planned industrial developments in Fort Erie are built over the next few years, and if larger projects such as the 
CMS are constructed because such projects will no doubt increase the demand for industrial land in Fort Erie. 
 
Phase 2 of this report contains a comprehensive evaluation of vacant industrial lands inside the current urban 
boundary and lands outside the current urban boundary with potential for designation as industrial land. This 
evaluation provides the Town and Region with information and guidance regarding currently designated 
industrial lands that can redesignated for non-industrial uses, and which lands outside the current urban 
boundary should be included in an urban boundary expansion as part of the current and future Regional MCR 
exercises. 
 
Based on the analysis contained in Phases 1 and 2 of this report, a summary of the report recommendations is 
presented below. 

10.1 Industrial Land Supply 

It is recommended that the Town of Fort Erie in consultation with the Fort Erie EDTC:  

a) Develop and implement a Town Industrial Land Development Program that focuses on the Town 
acquiring, servicing and preparing industrial land to make it shovel ready so that the Fort Erie EDTC 
and the Town can respond quickly to industrial land enquiries with a range and choice of serviced 
industrial sites; and, 

b) Utilize the industrial land evaluation framework contained in this report to select candidate sites for 
purchase, servicing and industrial land development under the Town Industrial Land Development 
Program.  

10.2 Industrial Land Supply-Demand  

It is recommended that the Town of Fort Erie, in consultation with the Fort Erie EDTC and the Region of 
Niagara, during and after the Region’s MCR exercise, take immediate steps to address the shortage of 
vacant industrial land in Fort Erie by: 
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a) Designating by way of an urban boundary expansion, at least 184 gross ha. of additional vacant 
industrial land in Fort Erie to accommodate employment growth in Fort Erie to 2036, and at least 273 
gross ha. of additional vacant industrial land in Fort Erie to accommodate employment growth in 
Fort Erie to 2041; 

b) Increasing the amount of vacant industrial land to be added by way of an urban boundary expansion 
to 199 ha. by 2036, and 288 ha. by 2041, if Recommendation 10.3 c)  below is implemented; 

c) Ensuring that all additional vacant industrial land that is added by way of an urban boundary 
expansion is included within the Gateway Community Improvement Project Area and is eligible for 
all the incentives available under the Fort Erie Gateway Economic Zone CIP; 

d) Reviewing Master Servicing Plans to determine if the timing of provision of full sanitary and water 
services can be significantly advanced to the approximately 40 ha. of developable industrial land in 
Fort Erie that are not currently fully serviced;  

e) As a part of its 2017 budget allocation, providing funding for an area-wide environmental impact 
study (EIS) for approximately 84 ha of vacant industrial lands currently with an Environmental 
Conservation overlay to remove this constraint on as many industrial hectares as possible, and that 
this study be completed as expeditiously as possible; and,  

f) Formally advising industrial property owners to maintain their properties, including not allowing 
vegetation on parts of their properties not designated Environmental Conservation to grow 
unchecked. 

10.3 Industrial Land Inside the Urban Boundary 

Based on the evaluation of vacant designated industrial properties within the urban boundary, it is 
recommended that: 

a) Property B8 (1.5 ha.) be removed from the supply of vacant designated industrial land because it has 
been purchased by an adjacent manufacturer and incorporated into their operation; 

b) Properties B9, C2, D6, E4, E7, E9, and F3 (totaling 13.3 ha.) be removed from the supply of vacant 
designated industrial and redesignated for non-industrial use, with the most appropriate uses to be 
determined by the Town; 

c) If properties B8, B9, C2, D6, E4, E7, E9, and F3 (totaling 14.8 ha.) are removed from the supply of 
vacant designated industrial land, then it is recommended that 14.8 ha. be added to the amount of 
additional vacant industrial land (identified in Section 5.4) to be designated by way of urban 
boundary expansion in Fort Erie to accommodate forecasted employment growth in Fort Erie to 
2036 and 2041, resulting in the need to designate at least 199 gross ha. of additional vacant 
industrial land to accommodate forecasted employment growth in Fort Erie to 2036, and at least 288 
gross ha. of additional vacant industrial land to accommodate forecasted employment growth in 
Fort Erie to 2041;  

d) If the Town undertakes an area-wide EIS for the 84 ha. of vacant industrial lands within the urban 
boundary impacted by the EC overlay, this area-wide EIS should focus on those vacant industrial 
sites that are most appropriate for industrial use, i.e., those sites that scored higher in the evaluation 
of industrial sites inside the urban boundary contained in Section 7.0 of this report. 

 



Fort Erie Industrial Land Development Strategy Final Report  
March 2017 

 
  42 

10.4 Industrial Land Outside the Urban Boundary 

Based on the evaluation of sites outside the current urban boundary for industrial land development 
potential, it is recommended that: 

a) Site 5 (159 ha.) be added as Industrial land to the urban boundary of Fort Erie during the current 
Regional MCR exercise; 

b) Site 2 (125 ha.), or alternatively Site 1 (81 ha), be considered for addition as Industrial land to the 
urban boundary of Fort Erie during the current Regional MCR exercise or during the next Regional 
MCR exercise; 

c) If Site 2 is added to the urban boundary of Fort Erie during the current Regional MCR exercise or 
during the next Regional MCR exercise, Site 3 should also be added as Industrial land to the urban 
boundary of Fort Erie at the same time;  

d) If and when the CMS lands are serviced, Sites 6 and 8 should be re-evaluated and considered for 
addition as Industrial land to the urban boundary of Fort Erie; 

e) All Industrial lands added to the  urban boundary as per Recommendations 8.3 a) to d) above be 
designated as “prime employment areas” at the time they are added to the urban boundary of Fort 
Erie; 

f) The Region and Town ensure that when measuring minimum density targets for designated 
greenfield areas, prime employment areas are excluded from this measurement, as per the Proposed 
Growth Plan; and,  

g) All additional vacant Industrial land added to the urban boundary be included in the Gateway 
Community Improvement Project Area and be eligible for all the incentives available under the Fort 
Erie Gateway Economic Zone (CIP). 

10.5 Monitoring and Reporting 

It is recommended that the Town of Fort Erie, in consultation and cooperation with the Fort Erie EDTC; 

a) Ensure that information on the current vacant industrial land supply inside the urban boundary be 
maintained up to date via regular and formal information exchange between the Fort Erie EDTC and 
the Town regarding changes to the status of industrial properties; and, 

b) Monitor and annually report to Council the supply and absorption of industrial land in Fort Erie, 
including the nature of this industrial land absorption (reoccupation, expansion or new industrial 
development) and employment densities being achieved in Fort Erie on both existing and new 
industrial sites. 
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Appendix A 
 
Town of Fort Erie Council Recommendation on Interim Report and 
Correspondence to Niagara Region  
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Appendix B 
 
Industrial Land Zoning 
Town of Fort Erie Zoning By-Law 129-90 
 



Fort Erie Industrial Land Development Strategy Final Report  
March 2017 

 
  46 

 
 
 



Fort Erie Industrial Land Development Strategy Final Report  
March 2017 

 
  47 

Appendix C 
 
Town of Fort Erie Industrial Land Supply  
 



Map ID Property Location DESIGNATED              
INDUSTRIAL LAND     
37 Properties           
Total Area = 235.3 
ha.  (Maps 1/1a)

Constrained by EC 
lands or less than 
1.0 ha. in size

Servicing Status Fully Serviced 
(Y/N)

Other Constraints 
(Y/N)            

(see Notes)

Property Notes                           
(Information supplied by Fort Erie EDTC staff)

Total 
Built Up 

Area 
Designated 

Greenfield Area 
Total

Built Up 
Area 

Designated 
Greenfield Area 

Total
Built Up 

Area 
Designated 

Greenfield Area 

A1 0 Stevensville Road 3.6 3.6 0.0 Sanitary Sewer, Water Y
All EC overlay and fully bushed, close to 
existing houses and commercial uses. 

A2 0 Winger Road 14.8 4.8 10.0 10.0 Sanitary Sewer, Water Y 10.0 10.0 Y

Property is being prepared for construction 
of a new manufacturing plant. Grading has 
commenced. Property should be removed 
from vacant industrial land inventory upon 
completion of building.

A3 0 Winger Road 10.4 10.4 0.0 Sanitary Sewer N
All EC overlay. Property has no access and 
is close to existing residential uses.

B1
2063 Pettit Road (Commerce 
Pkwy)

1.4 0.0 1.4 1.4 Regional - No Access N

B2 2021 Pettit Road 7.9 0.0 7.9 7.9 Regional - No Access N

B3 0 Pettit Road 5.2 5.2 0.0 No Servicing N

All EC overlay. Regional forest and property
is surrounded by Environmental Protection 
lands. Bridge Street does not go through 
and road allowance is gone.

B4 1380 Commerce Parkway 2.1 0.0 2.1 2.1 Sanitary Sewer, Water Y 2.1 2.1 N Fort Erie Industrial Park lands 2.1 2.1

B5 0 Bowen Road 5.1 0.0 5.1 5.1 Regional - No Access N

B6 0 Bowen Road 6.6 3.9 2.7 2.7 Regional - No Access N
Most of property has an EC overlay making 
the balance of the property difficult to 
develop.

B7 0 Bowen Road 4.6 2.0 2.6 2.6 Regional - No Access N

B8 0 Pettit Road 1.5 0.0 1.5 1.5 Sanitary Sewer, Water Y 1.5 1.5 N
Has been developed as a parking lot for 
adjacent industrial use. Remove from 
Inventory.

1.5 1.5

B9 1696 Bowen Road 0.9 0.9 0.0 Regional - No Access N

SHOVEL READY INDUSTRIAL LAND      
5 Properties                                            
Total Area = 68.2 ha.                                 
(Map 4)

Table C-1  Fort Erie Vacant Industrial Land Supply

DEVELOPABLE                                  
INDUSTRIAL LAND                               
24 Properties                                         
Total Area = 149.5 ha.                           
(Maps 2/2a)

FULLY SERVICED INDUSTRIAL 
LAND                                                     
13 Properties                                      
Total Area = 110.1 ha.                    
(Maps 3/3a)



Map ID Property Location DESIGNATED              
INDUSTRIAL LAND     
37 Properties           
Total Area = 235.3 
ha.  (Maps 1/1a)

Constrained by EC 
lands or less than 
1.0 ha. in size

Servicing Status Fully Serviced 
(Y/N)

Other Constraints 
(Y/N)            

(see Notes)

Property Notes                           
(Information supplied by Fort Erie EDTC staff)

SHOVEL READY INDUSTRIAL LAND      
5 Properties                                            
Total Area = 68.2 ha.                                 
(Map 4)

Table C-1  Fort Erie Vacant Industrial Land Supply

DEVELOPABLE                                  
INDUSTRIAL LAND                               
24 Properties                                         
Total Area = 149.5 ha.                           
(Maps 2/2a)

FULLY SERVICED INDUSTRIAL 
LAND                                                     
13 Properties                                      
Total Area = 110.1 ha.                    
(Maps 3/3a)

B10 1500 Bowen Road 4.1 0.0 4.1 4.1 Regional - No Access N

B11 1500 Bowen Road 1.4 1.4 0.0 Regional - No Access N All EC overlay. Solid forest.

B12 1481 Commerce Parkway 5.8 0.0 5.8 5.8 Sanitary Sewer, Water Y 5.8 5.8 Y

Fort Erie Industrial Park. Requires servicing 
extension and geotechnical study. Part of 
property may require filling. 2.0 ha. has 
been sold to a manufacturing company for 
a future plant.

C1 0 Main Line 26.1 26.1 0.0 No Servicing N
Rail spur has been removed. Poor access, 
no servicing and residential uses to the 
south.

C2 1886 Pettit Road 0.6 0.6 0.0
Regional - No Access; 
Sanitary Sewer

N

D1 0 Pettit Road ES - Airbus 12.9 5.7 7.2 7.2 Sanitary Sewer, Water Y 7.1 7.1 N
Part EC overlay, but property has good 
potential for industrial

7.1 7.1

D2 0 Bertie Street 7.3 0.0 7.3 7.3 Water N

D3 1468 Pettit Road 1.6 0.0 1.6 1.6 Regional - No Access N

D4 0 Thompson Road 33.4 1.4 32.0 32.0 Sanitary Sewer, Water Y 32.0 32.0 N Subject to Minister's Zoning Order. 32.0 32.0

D5 1413 Spears Road North 2.9 0.0 2.9 2.9 Water N
Behind 5 houses but zoned Prestige 
Industrial.

D6 0 Thompson Road/Gilmore 2.9 2.9 0.0 Sanitary Sewer, Water Y
All EC overlay. Minimal access. Close to 
residential.

D7 1011 Gilmore Road - Fleet 27.3 2.2 25.1 25.1 Sanitary Sewer, Water Y 25.2 25.2 N 25.2 25.2

E1 0 Dunlop Street - Nordic 5.8 5.8 0.0 Sanitary Sewer, Water Y

E2 0 Gilmore Road 1.0 0.0 1.0 1.0 Sanitary Sewer, Water Y 1.0 1.0 Y No/narrow access

E3  0 Industrial Drive - J. Brown 0.3 0.0 0.3 0.3 Sanitary Sewer, Water Y 0.3 0.3 N
Vacant infill industrial lot in existing 
industrial enclave.

0.3 0.3

E4 Various - Beside Nordic 3.2 3.2 0.0 No Servicing N All EC overlay and landlocked.

E6 0 Gilmore Road 4.1 0.0 4.1 4.1 Sanitary Sewer, Water Y 4.1 4.1 Y

E7 0 Dunlop Street 1.4 1.4 0.0 Sanitary Sewer, Water Y All EC overlay. No access



Map ID Property Location DESIGNATED              
INDUSTRIAL LAND     
37 Properties           
Total Area = 235.3 
ha.  (Maps 1/1a)

Constrained by EC 
lands or less than 
1.0 ha. in size

Servicing Status Fully Serviced 
(Y/N)

Other Constraints 
(Y/N)            

(see Notes)

Property Notes                           
(Information supplied by Fort Erie EDTC staff)

SHOVEL READY INDUSTRIAL LAND      
5 Properties                                            
Total Area = 68.2 ha.                                 
(Map 4)

Table C-1  Fort Erie Vacant Industrial Land Supply

DEVELOPABLE                                  
INDUSTRIAL LAND                               
24 Properties                                         
Total Area = 149.5 ha.                           
(Maps 2/2a)

FULLY SERVICED INDUSTRIAL 
LAND                                                     
13 Properties                                      
Total Area = 110.1 ha.                    
(Maps 3/3a)

E8 0 Dunlop Street 6.3 0.0 6.3 6.3 Sanitary Sewer, Water Y 6.3 6.3 Y

South of and adjacent to Attar Metals off 
Dunlop Street. Heavy Industrial Area.  Site 
has no rail and site access is an issue. Very 
limited marketability.  Restricted building 
(CN) land caveates.

E9 0-Rural Stamford Subd 3.7 3.7 0.0 Sanitary Sewer, Water Y
All EC overlay. Surrounded by residential. 
Not appropriate for industrial use.

F1 0 Bertie Street 1.6 0.0 1.6 1.6 Sanitary Sewer, Water Y 1.6 1.6 Y
Close to existing residential. More suitable 
for non-industrial use. Planned for hotel and 
retail services development. 

F2 315 Bertie Street 13.1 0.0 13.1 13.1 Sanitary Sewer, Water Y 13.1 13.1 Y

Large site but across street from existing 
residential. Much better suited for non-
industrial use. Planned for hotel and retail 
services development. 

F3 0 Crossroads Drive 0.6 0.6 0.0 No Servicing N
Close to existing residential. Much better 
suited for prime commercial use or possibly 
residential use.

F4 0 Bertie Street 2.5 0.0 2.5 2.5 Water N
Much better suited for non-industrial use. 
Planned for hotel and retail services 
development. 

F5 350 Bertie Street 1.3 0.0 1.3 1.3 Water N
Much better suited for non-industrial use. 
Planned for hotel and retail services 
development. 

TOTAL 235.3 85.8 149.5 87.7 61.8 110.1 72.2 37.9 68.2 57.5 10.7
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Appendix D 
 
Town of Fort Erie Industrial Land Absorption 2000-2014 
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N.B. All data below provided by Fort Erie Economic and Development Tourism Corporation (EDTC) 
 
Vacant Industrial Land Absorbed since 2000 

- Travel Centre (2001) = 10 acres + 2 acres for Bertie Tire. Total = 4.9 ha (12 acres) 
- Zavcor in Stevensville = 2.8 ha (7 acres) 
- DMI on the east side of Winger Street = 3.6 ha. (9 acres) 
- Truck King = 0.8 ha (2 acres)  
- ThermoPan = 1.6 ha. (4 acres)  
- Aerosafe Technologies = 0.8 ha (2 acres) 
- Duncan (Thompson Road) = 0.8 ha. (2 acres) 
- Police Station (Thompson Road) = 0.8 ha. (2 acres) 
- Helena Street – Bruce R. Smith = 4.0 ha. (10 acres) 
- Rich Products (8 Hagey Street) = 1.9 ha (4.8 acres) 

Total = 22.0 ha. (54.8 acres) 
 
 
Vacant Existing Industrial Buildings with Land Absorbed since 2000 

- Eagle Castings – now Peninsula Alloy = 4.1 ha (10.2 acres) 
- Green Forest Lumber – now occupied by\Advanced Reload Inc. = 5.5 ha (13.6 acres) 
- Barbican – 479 Central Avenue = 0.6 ha. (1.6 acres) 
- Canadian Gasket at 505 Central Avenue now a computer recycling company = 0.5 ha. (1.3 acres) 
- Pharmetics = 2.5 ha. (6.1 acres) 
- Ferguson Neudorf = 7.1 ha. (17.6 acres) 
- Trinity (formerly DMI and Ronal Canada Inc. Industries) = 8.5 ha (21.0 acres) 
- Attar Metals = 10.0 ha (24.7 acres) 
- Horton CBI = 5.5 ha (13.5 acres) 

Total = 44.3 ha. (109.6 acres) 
 
 
Industrial Land Lost from Inventory due to Conversion to Non-Industrial 
 
- Atofina – converted to commercial land = 9.3 ha. (23.0 acres) 
- Former Transco Site on Helena Ave – redesignated from industrial to commercial = 11.5 ha. (28.3 

acres) 

Total = 20.8 ha. (51.3 acres) 
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Appendix E 
 
Evaluation Framework for Industrial Properties Inside the Urban Boundary 
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7.1.1 Infrastructure Servicing 
a) Servicing Status 

Points Development 
Potential 

 

3 High  Site currently has access to full municipal servicing (water and sanitary) or is planned to 
have access to full municipal servicing within 10 year timeframe 

2 Medium Site currently has access to water or sanitary sewer and/or is planned to have access to 
full municipal servicing in a 10-20 year timeframe 

1 Low  Site is not planned to have access to full municipal servicing within a 20 year timeframe/ 
has no potential access to full municipal servicing within 20 year timeframe 

 
b) Cost to Service (measured from middle of property boundary closest to services)  

Points Development 
Potential 

Cost to service site with sanitary and local water per ha. 

4 Very High Less than $25,000 

3 High  Between $25,000 and $50,000 

2 Medium Between $50,000 and $75,000 

1 Low  Greater than $75,000 

 
c)  Proximity of Electrical Supply9 

Points Development 
Potential 

 

3 High  Electrical Supply is to property line  

2 Medium Electrical supply within 1 km. 

1 Low  Electrical supply farther than 1 km. 

 
d) Proximity of Natural Gas Supply 
Points Development 

Potential 
 

3 High  Natural Gas Supply is to property line  

2 Medium Natural gas supply within 1 km. 

1 Low  Natural gas supply farther than 1 km. 

7.1.2 Location and Transportation 

a) Proximity to QEW 

Points Development 
Potential 

 

4 Very High QEW interchange within 2.5 km. 

3 High  QEW interchange between 2.5 and 5.0 km. away  

2 Medium QEW interchange between 5.0 and 10.0 km. away 

1 Low  QEW interchange greater than 10.0 km. away 

                                                      
 
9 Because all properties are within the urban boundary, the score for Proximity to Electrical Supply was assumed to be “3” as data 
on electrical supply was not made available. 
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b) Proximity to Peace Bridge 

Points Development 
Potential 

 

3 High  Peace Bridge within 5 km.  

2 Medium Peace Bridge between 5 km. and 10 km. away 

1 Low  Peace Bridge greater than 10 km. away 

 

c) Proximity to other Provincial Highways and Regional roads 

Points Development 
Potential 

 

3 High  Adjacent to other Provincial Highway or Regional Road 

2 Medium Other Provincial Highway or Regional Road within 3 km. 

1 Low  Other Provincial Highway or Regional Road greater than 3 km. away 

 

d) Proximity to Rail Lines 

Points Development 
Potential 

 

3 High  Rail line onto or adjacent to property.  

2 Medium Rail line within 1 km. 

1 Low  Rail line greater than 1 km. away 

7.1.3 Site Size and Configuration  

a) Property Size (all properties less than 1.0 ha. excluded from evaluation unless they can be combined with adjacent 

properties to form a parcel larger than 1.0 ha in size) 

Points Development 
Potential 

 

3 High  Property is greater than 8 ha. (20 acres) in size  

2 Medium Property is between 2 ha. (5 acres) and 8 ha. (20 acres) in size 

1 Low  Property is between 1 ha. (2.5 acres) and 2 ha (5 acres) in size 

b) Property Configuration 

Points Development 
Potential 

 

3 High  Property is a regular shape (square or rectangular) and has ample road frontage  

2 Medium Property is an irregular shape  

1 Low  Property is a highly irregular shape and/or has minimal road frontage 

 

c) Property Topography 

Points Development 
Potential 

 

3 High  Property is relatively flat and requires little or no fill/grading 

2 Medium Property is contoured and requires fill/grading 

1 Low  Property is highly contoured and requires substantial fill/grading 
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d) Property Assembly  

Points Development 
Potential 

 

4 Very High No property assembly required. 

3 High  Minimal property assembly required and property assembly will be fairly straightforward   

2 Medium Some property assembly required, e.g. approximately half dozen properties or less. 

1 Low  Multiple properties must be assembled and property assembly may be difficult. 

7.1.4 Land Use and Compatibility  

a) Land Use Conflict Potential 

 

7.1.5 Urban Boundary  

Within/Outside the Current Urban Boundary 

Points Development 
Potential 

 

3 High  Within current Urban Boundary  

2 Medium na 

1 Low  Outside current Urban Boundary 

Points Development 
Potential 

 

3 High  Property is not in proximity of existing residential/sensitive uses. 

2 Medium Property is in proximity of existing residential/sensitive uses. 

1 Low  Property is adjacent to or within close proximity to existing residential/sensitive uses. 
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Appendix F 
 
Evaluation Scoring for Industrial Properties Inside the Urban Boundary 

 



Map 
ID

Property Location DESIGNATED              
INDUSTRIAL LAND     
37 Properties           
Total Area = 235.3 ha. 
(Maps 1/1a)

Constrained 
by EC lands 
or less than 
1.0 ha. in size

Remove from 
Designated 

Vacant 
Industrial 

Land Supply 
(Y/N)

Availability of 
Servicing

Full 
Servicing

SCORE 
(Category 
1 to 5)         
(out of 
100%)

RANK

Total 
Built Up 

Area 

Designated 
Greenfield 

Area 

Servicing 
Status     

(3)

Cost to 
Service 

per 
acre    
(4)

Proximity 
of Elec. 
Supply    

(3)

Proximity 
of Nat Gas 

Supply     
(3)

Raw 
Score 

out of 13

Score 
out of 

100

Weighted 
Score (out 

of 32)

Proximity 
to QEW   

(4)

Proximity 
to Peace 
Bridge   

(3)

Proximity to 
other Prov. 
Hwys./ Reg. 

Roads       
(3)

Proximity 
to Rail 
Lines     

(3)

Raw 
Score out 

of 13

Score out 
of 100

Weighted 
Score 

(out of 25)

Site 
Size    
(4)

Site 
Config. 

(3)

Site 
Topography  

(3)

Property 
Assembly  

(4)

Raw 
Score out 
of 14

Score out 
of 100

Weighted 
Score (out 
of 22)

Land Use 
Conflict 
Potential  

(3)

Raw 
Score out 
of 3

Score 
out of 
100

Weighted 
Score (out 
of 12)

Within/Outside 
Urban 
Boundary            
(3)

Raw 
Score 
out of 3

Score 
out of 
100

Weighted 
Score (out 
of 9)

A1 0 Stevensville Road 3.6 3.6 0.0 N
Sanitary Sewer, 
Water

N 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 1.0 3.0 2.0 9.0 69.2% 17.3 2.0 1.0 3.0 4.0 10.0 71.4% 15.7 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 82.0 13.5

A2 0 Winger Road 14.8 4.8 10.0 10.0 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 1.0 2.0 2.0 8.0 61.5% 15.4 3.0 3.0 3.0 4.0 13.0 92.9% 20.4 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 88.8 3

A3 0 Winger Road 10.4 10.4 0.0 N Sanitary Sewer N 2.0 4.0 3.0 3.0 12.0 92.3% 29.5 3.0 1.0 2.0 3.0 9.0 69.2% 17.3 3.0 1.0 3.0 4.0 11.0 78.6% 17.3 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 81.1 15

B1
2063 Pettit Road 
(Commerce Pkwy)

1.4 0.0 1.4 1.4 N
Regional - No 
Access

N 1.0 1.0 3.0 3.0 8.0 61.5% 19.7 4.0 2.0 3.0 2.0 11.0 84.6% 21.2 1.0 2.0 3.0 3.0 9.0 64.3% 14.1 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 76.0 29

B2 2021 Pettit Road 7.9 0.0 7.9 7.9 N
Regional - No 
Access

N 1.0 1.0 3.0 3.0 8.0 61.5% 19.7 4.0 2.0 2.0 2.0 10.0 76.9% 19.2 2.0 2.0 2.0 3.0 9.0 64.3% 14.1 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 74.1 32.5

B3 0 Pettit Road 5.2 5.2 0.0 N No Servicing N 1.0 1.0 3.0 3.0 8.0 61.5% 19.7 4.0 2.0 2.0 2.0 10.0 76.9% 19.2 2.0 1.0 2.0 4.0 9.0 64.3% 14.1 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 74.1 32.5

B4
1380 Commerce 
Parkway

2.1 0.0 2.1 2.1 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 4.0 2.0 2.0 1.0 9.0 69.2% 17.3 2.0 3.0 2.0 4.0 11.0 78.6% 17.3 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 87.6 4.5

B5 0 Bowen Road 5.1 0.0 5.1 5.1 N
Regional - No 
Access

N 1.0 1.0 3.0 3.0 8.0 61.5% 19.7 4.0 2.0 3.0 2.0 11.0 84.6% 21.2 2.0 3.0 3.0 3.0 11.0 78.6% 17.3 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 79.1 20.5

B6 0 Bowen Road 6.6 3.9 2.7 2.7 N
Regional - No 
Access

N 1.0 1.0 3.0 3.0 8.0 61.5% 19.7 4.0 2.0 3.0 2.0 11.0 84.6% 21.2 2.0 3.0 2.0 4.0 11.0 78.6% 17.3 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 79.1 20.5

B7 0 Bowen Road 4.6 2.0 2.6 2.6 N
Regional - No 
Access

N 1.0 1.0 3.0 3.0 8.0 61.5% 19.7 4.0 2.0 3.0 3.0 12.0 92.3% 23.1 2.0 3.0 2.0 3.0 10.0 71.4% 15.7 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 79.5 18.5

B8 0 Pettit Road 1.5 0.0 1.5 1.5 Y (1.5)
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 4.0 2.0 2.0 1.0 9.0 69.2% 17.3 1.0 3.0 2.0 4.0 10.0 71.4% 15.7 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 86.0 8

B9 1696 Bowen Road 0.9 0.9 0.0 Y (0.9)
Regional - No 
Access

N 1.0 1.0 3.0 3.0 8.0 61.5% 19.7 4.0 2.0 3.0 2.0 11.0 84.6% 21.2 0.0 2.0 2.0 4.0 8.0 57.1% 12.6 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 74.4 31

B10 1500 Bowen Road 4.1 0.0 4.1 4.1 N
Regional - No 
Access

N 1.0 1.0 3.0 3.0 8.0 61.5% 19.7 4.0 2.0 3.0 3.0 12.0 92.3% 23.1 2.0 3.0 2.0 3.0 10.0 71.4% 15.7 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 79.5 18.5

B11 1500 Bowen Road 1.4 1.4 0.0 N
Regional - No 
Access

N 1.0 1.0 3.0 3.0 8.0 61.5% 19.7 4.0 2.0 3.0 2.0 11.0 84.6% 21.2 1.0 3.0 2.0 4.0 10.0 71.4% 15.7 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 77.6 26

B12
1481 Commerce 
Parkway

5.8 0.0 5.8 5.8 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 4.0 2.0 2.0 1.0 9.0 69.2% 17.3 2.0 3.0 2.0 4.0 11.0 78.6% 17.3 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 87.6 4.5

C1 0 Main Line 26.1 26.1 0.0 N No Servicing N 1.0 3.0 3.0 3.0 10.0 76.9% 24.6 3.0 2.0 3.0 3.0 11.0 84.6% 21.2 3.0 1.0 2.0 4.0 10.0 71.4% 15.7 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 78.5 22

C2 1886 Pettit Road 0.6 0.6 0.0 Y (0.6)
Regional - No 
Access; Sanitary 
Sewer

N 1.0 1.0 3.0 3.0 8.0 61.5% 19.7 4.0 2.0 2.0 1.0 9.0 69.2% 17.3 0.0 1.0 1.0 4.0 6.0 42.9% 9.4 0.0 0.0% 0.0 3.0 3.0 100.0% 9.0 55.4 37

D1
0 Pettit Road ES - 
Airbus

12.9 5.7 7.2 7.2 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 4.0 2.0 2.0 1.0 9.0 69.2% 17.3 3.0 3.0 2.0 4.0 12.0 85.7% 18.9 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 89.2 2

D2 0 Bertie Street 7.3 0.0 7.3 7.3 N Water N 2.0 2.0 3.0 3.0 10.0 76.9% 24.6 4.0 2.0 2.0 1.0 9.0 69.2% 17.3 2.0 3.0 2.0 4.0 11.0 78.6% 17.3 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 80.2 17

D3 1468 Pettit Road 1.6 0.0 1.6 1.6 N
Regional - No 
Access

N 2.0 2.0 3.0 3.0 10.0 76.9% 24.6 4.0 2.0 2.0 1.0 9.0 69.2% 17.3 1.0 2.0 2.0 4.0 9.0 64.3% 14.1 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 77.1 28

D4 0 Thompson Road 33.4 1.4 32.0 32.0 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 2.0 3.0 2.0 10.0 76.9% 19.2 3.0 3.0 2.0 4.0 12.0 85.7% 18.9 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 87.1 6.5

D5
1413 Spears Road 
North

2.9 0.0 2.9 2.9 N Water N 2.0 1.0 3.0 3.0 9.0 69.2% 22.2 4.0 2.0 2.0 1.0 9.0 69.2% 17.3 2.0 2.0 2.0 4.0 10.0 71.4% 15.7 1.0 1.0 33.3% 4.0 3.0 3.0 100.0% 9.0 68.2 36

D6
0 Thompson 
Road/Gilmore

2.9 2.9 0.0 Y (2.9)
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 4.0 2.0 3.0 1.0 10.0 76.9% 19.2 2.0 1.0 2.0 4.0 9.0 64.3% 14.1 1.0 1.0 33.3% 4.0 3.0 3.0 100.0% 9.0 78.4 23.5

D7
1011 Gilmore Road - 
Fleet

27.3 2.2 25.1 25.1 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 4.0 2.0 3.0 1.0 10.0 76.9% 19.2 3.0 3.0 2.0 4.0 12.0 85.7% 18.9 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 91.1 1

E1
0 Dunlop Street - 
Nordic

5.8 5.8 0.0 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 2.0 2.0 2.0 9.0 69.2% 17.3 2.0 2.0 2.0 4.0 10.0 71.4% 15.7 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 82.0 13.5

E2 0 Gilmore Road 1.0 0.0 1.0 1.0 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 2.0 2.0 2.0 9.0 69.2% 17.3 2.0 1.0 2.0 4.0 9.0 64.3% 14.1 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 80.5 16

E3
 0 Industrial Drive - J. 
Brown

0.3 0.3 0.0 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 2.0 2.0 2.0 9.0 69.2% 17.3 0.0 2.0 2.0 4.0 8.0 57.1% 12.6 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 82.9 10.5

E4
Various - Beside 
Nordic

3.2 3.2 0.0 Y (3.2) No Servicing N 2.0 2.0 3.0 3.0 10.0 76.9% 24.6 3.0 2.0 2.0 2.0 9.0 69.2% 17.3 2.0 1.0 2.0 4.0 9.0 64.3% 14.1 1.0 1.0 33.3% 4.0 3.0 3.0 100.0% 9.0 69.1 35

E6 0 Gilmore Road 4.1 0.0 4.1 4.1 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 4.0 2.0 3.0 2.0 11.0 84.6% 21.2 2.0 2.0 2.0 4.0 10.0 71.4% 15.7 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 85.9 9

E7 0 Dunlop Street 1.4 1.4 0.0 Y (1.4)
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 2.0 2.0 2.0 9.0 69.2% 17.3 1.0 1.0 1.0 4.0 7.0 50.0% 11.0 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 77.3 27

E8 0 Dunlop Street 6.3 0.0 6.3 6.3 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 2.0 2.0 2.0 9.0 69.2% 17.3 2.0 1.0 1.0 4.0 8.0 57.1% 12.6 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 82.9 10.5

E9
0-Rural Stamford 
Subd

3.7 3.7 0.0 Y (3.7)
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 2.0 2.0 3.0 10.0 76.9% 19.2 2.0 1.0 2.0 4.0 9.0 64.3% 14.1 1.0 1.0 33.3% 4.0 3.0 3.0 100.0% 9.0 78.4 23.5

2.2.4 LAND USE AND COMPATIBILITY 
(Weight = 12%)

2.2.5 URBAN BOUNDARY (Weight = 9%)

DEVELOPABLE                    
INDUSTRIAL LAND              
23 Properties                        
Net Area = 149.2 ha.             
(Maps 2/2a)

2.2.1 INFRASTRUCTURE SERVICING (Weight = 32%)

Table 9  Evaluation of Vacant Industrial Land Supply within the Urban Boundary

Property Notes (Information 
supplied by Fort Erie EDTC staff 
and evaluation of sites)

2.2.3 SITE SIZE AND CONFIGURATION (Weight = 22%)

All EC overlay and fully bushed, close to 
existing houses and commercial uses. 

Property has been sold and is being 
prepared for construction of a new 
manufacturing plant. Grading has 
commenced. Remove from Inventory

All EC overlay. Property has no access 
and is close to existing residential uses.

All EC overlay. Regional forest and 
property is surrounded by Environmental 
Protection lands. Bridge Street does not 
go through and road allowance is gone.

Fort Erie Industrial Park lands

Most of property has an EC overlay 
making the balance of the property 
difficult to develop.

Has been developed as a parking lot for 
adjacent industrial use. Remove from 
Inventory.

Too small single property. Remove from 
Inventory.

All EC overlay. Solid forest.

Subject to Minister's Zoning Order.

Behind 5 houses but zoned Prestige 
Industrial.

All EC overlay. Minimal access. Close to 
residential. Remove from Inventory.

#1 ranked site.

Fort Erie Industrial Park LANDS. 
Requires servicing extension, possible 
road extension and geotechnical study. 
Part of property may require filling. 

Rail spur has been removed. Poor 
access, no servicing and residential uses 
to the south.

Property too small. Remove from 
Inventory.

Part EC overlay, but property has good 
potential for industrial

D2 and D3 have same owner, but 
servicing is an issue. 

2.2.2 LOCATION AND TRANSPORTATION (Weight = 25%)

All EC overlay. No access 

South of and adjacent to Attar Metals off 
Dunlop Street. Heavy Industrial Area.  
Site has no rail and site access is an 
issue. Very limited marketability.  
Restricted building (CN) land caveates.
All EC overlay. Surrounded by 
residential. Not appropriate for industrial 
use. Based on location and land use 
compatibility, much better suited for 

Limited potential

No/narrow access

Too small. Vacant infill industrial lot in 
existing industrial enclave. Leave in 
inventory. 

All EC overlay and landlocked.

D2 and D3 have same owner, but 
servicing is an issue. 



Map 
ID

Property Location DESIGNATED              
INDUSTRIAL LAND     
37 Properties           
Total Area = 235.3 ha. 
(Maps 1/1a)

Constrained 
by EC lands 
or less than 
1.0 ha. in size

Remove from 
Designated 

Vacant 
Industrial 

Land Supply 
(Y/N)

Availability of 
Servicing

Full 
Servicing

SCORE 
(Category 
1 to 5)         
(out of 
100%)

RANK
2.2.4 LAND USE AND COMPATIBILITY 

(Weight = 12%)
2.2.5 URBAN BOUNDARY (Weight = 9%)

DEVELOPABLE                    
INDUSTRIAL LAND              
23 Properties                        
Net Area = 149.2 ha.             
(Maps 2/2a)

2.2.1 INFRASTRUCTURE SERVICING (Weight = 32%)

Table 9  Evaluation of Vacant Industrial Land Supply within the Urban Boundary

Property Notes (Information 
supplied by Fort Erie EDTC staff 
and evaluation of sites)

2.2.3 SITE SIZE AND CONFIGURATION (Weight = 22%)2.2.2 LOCATION AND TRANSPORTATION (Weight = 25%)

F1 0 Bertie Street 1.6 0.0 1.6 1.6 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 2.0 3.0 2.0 10.0 76.9% 19.2 1.0 2.0 2.0 4.0 9.0 64.3% 14.1 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 82.4 12

F2 315 Bertie Street 13.1 0.0 13.1 13.1 N
Sanitary Sewer, 
Water

Y 3.0 4.0 3.0 3.0 13.0 100.0% 32.0 3.0 2.0 3.0 2.0 10.0 76.9% 19.2 3.0 3.0 2.0 4.0 12.0 85.7% 18.9 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 87.1 6.5

F3 0 Crossroads Drive 0.6 0.6 0.0 Y (0.6) No Servicing N 3.0 1.0 3.0 3.0 10.0 76.9% 24.6 3.0 2.0 3.0 2.0 10.0 76.9% 19.2 0.0 2.0 3.0 4.0 9.0 64.3% 14.1 2.0 2.0 66.7% 8.0 3.0 3.0 100.0% 9.0 75.0 30

F4 0 Bertie Street 2.5 0.0 2.5 2.5 N Water N 2.0 1.0 3.0 3.0 9.0 69.2% 22.2 3.0 2.0 3.0 2.0 10.0 76.9% 19.2 2.0 2.0 3.0 3.0 10.0 71.4% 15.7 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 78.1 25

F5 350 Bertie Street 1.3 0.0 1.3 1.3 N Water N 2.0 1.0 3.0 3.0 9.0 69.2% 22.2 3.0 2.0 2.0 2.0 9.0 69.2% 17.3 1.0 2.0 2.0 3.0 8.0 57.1% 12.6 3.0 3.0 100.0% 12.0 3.0 3.0 100.0% 9.0 73.0 34

TOTAL 235.3 86.1 149.2 87.4 61.8 Y (14.8)

N.B. B1, B2, B5, B6, B7, B10 and B11 can be cost effectively serviced if/when servicing is extended for CMS lands

Too close to existing residential. Much 
better suited for prime commercial use or 
possibly residential use. Remove from 
inventory.
Based on location and land use 
compatibility, much better suited for 
prime commercial use.
Based on location and land use 
compatibility, much better suited for 
prime commercial use.

Too close to existing residential. Based 
on location and land use compatibility, 
much better suited for prime commercial 
use or possibly residential use.

Large site but across street from existing 
residential. 



Fort Erie Industrial Land Development Strategy Final Report  
March 2017 

 
  67 

Appendix G 
 
Location of Sites Outside the Urban Boundary Evaluated for Industrial Use Potential 
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Appendix H 
 
Evaluation Framework for Sites Outside the Urban Boundary 
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8.1.1 Infrastructure Servicing 

a) Servicing Status 

Points Development 
Potential 

 

3 High  Site currently has access to full municipal servicing (water and sanitary) or is planned to 
have access to full municipal servicing within 10 year timeframe 

2 Medium Site currently has access to water or sanitary sewer and/or is planned to have access to 
full municipal servicing in a 10-20 year timeframe 

1 Low  Site is not planned to have access to full municipal servicing within a 20 year timeframe or 
has no potential access to full municipal servicing within 20 year timeframe 

 
b) Cost to Service (measured from middle of property boundary closest to services)  

Points Development 
Potential 

Cost to service site with sanitary and local water per ha. 

4 Very High Less than $25,000 

3 High  Between $25,000 and $50,000 

2 Medium Between $50,000 and $75,000 

1 Low  Greater than $75,000 

 
c)  Proximity of Electrical Supply10 

Points Development 
Potential 

 

3 High  Electrical Supply is to property line  

2 Medium Electrical supply within 1 km. 

1 Low  Electrical supply farther than 1 km. 

 
 
b) Proximity of Natural Gas Supply 
Points Development 

Potential 
 

3 High  Natural Gas Supply is to property line  

2 Medium Natural gas supply within 1 km. 

1 Low  Natural gas supply farther than 1 km. 

8.1.2 Location and Transportation 

a) Proximity to QEW 

Points Development 
Potential 

 

4 Very High QEW interchange within 2.5 km. 

3 High  QEW interchange between 2.5 and 5.0 km. away  

2 Medium QEW interchange between 5.0 and 10.0 km. away 

1 Low  QEW interchange greater than 10.0 km. away 

                                                      
 
10 All sites were scored a “2” on Proximity of Electrical Supply” as data on electrical supply was not made available. 
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b) Proximity to Peace Bridge 

Points Development 
Potential 

 

3 High  Peace Bridge within 5 km.  

2 Medium Peace Bridge between 5 km. and 10 km. away 

1 Low  Peace Bridge greater than 10 km. away 

 

c) Proximity to other Provincial Highways and Regional roads 

Points Development 
Potential 

 

3 High  Adjacent to other Provincial Highway or Regional Road 

2 Medium Other Provincial Highway or Regional Road within 3 km. 

1 Low  Other Provincial Highway or Regional Road greater than 3 km. away 

 

d) Proximity to Rail Lines 

Points Development 
Potential 

 

3 High  Rail line onto or adjacent to property.  

2 Medium Rail line within 1 km. 

1 Low  Rail line greater than 1 km. away 

8.1.3 Site Size and Configuration  

a) Site Size 

Points Development 
Potential 

Total Size of site  

4 Very High Greater than 100 ha. 

3 High  Between 70 and 100 ha.  

2 Medium Between 40 and 70 ha. 

1 Low  Between 0 and 40 ha. 

 

b) Site Configuration 

Points Development 
Potential 

 

3 High  Property is a regular shape (square or rectangular) and has ample road frontage  

2 Medium Property is an irregular shape  

1 Low  Property is a highly irregular shape and/or has minimal road frontage 

 

c) Site Topography 

Points Development 
Potential 

 

3 High  Property is relatively flat and requires little or no fill/grading 

2 Medium Property is contoured and requires fill/grading 

1 Low  Property is highly contoured and requires substantial fill/grading 
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d) Property Assembly  

Points Development 
Potential 

 

4 Very High No property assembly required. 

3 High  Minimal property assembly required and property assembly will be fairly straightforward   

2 Medium Some property assembly required, e.g. approximately half dozen properties or less. 

1 Low  Multiple properties must be assembled and property assembly may be difficult. 

8.1.4 Land Use and Compatibility  

a) Land Use Conflict Potential 

Points Development 
Potential 

 

3 High  Property is not in proximity of existing residential/sensitive uses. 

2 Medium Property is in proximity of existing residential/sensitive uses. 

1 Low  Property is adjacent to or within close proximity to existing residential/sensitive uses. 

b) Farming 
Points Development 

Potential 
 

3 High  Property is not currently being farmed or used for agricultural purposes  

2 Medium Property is currently being farmed or is being used for agricultural purposes 

1 Low  Property is currently being intensively farmed or used for agricultural purposes with 
large permanent buildings/facilities 

 

c) Agricultural Land Classification  
Points Development 

Potential 
 

3 High  Class 4 to 7 soils as per the Canada Land Inventory.  

2 Medium Class 3 soils as per the Canada Land Inventory.  

1 Low  Class 1 and 2 soils as per the Canada Land Inventory. 

d) Extractive Resources  

Points Development 
Potential 

 

3 High  Lands do not contain any mineral aggregate resources as indicated below. 

2 Medium Lands are shown as Selected Bedrock Resource Area or Selected Sand and Gravel 
Resource Area on Schedule B of Official Plan.  

1 Low  Lands are designated Extractive Industrial in the Official Plan (Schedule A) 

 
8.1.5 Urban Boundary  
Site Within or Outside Current Urban Boundary 

Points Development 
Potential 

 

3 High  Immediately adjacent to the current Urban Boundary  

2 Medium Not immediately adjacent, but within 1 km. of the current Urban Boundary 

1 Low  More than 1 km. from the current Urban Boundary 
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Appendix I 
 
Evaluation Scoring for Sites Outside the Urban Boundary 
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