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1|Purpose of the Study

Key stakeholders invited to the workshop:

Niagara Region;

Niagara College;

Niagara Peninsula Conservation Authority;

Ministry of Transportation;

Ontario Tourism Marketing Partnership;

Corporation;

Niagara Emergency Medical Services;

St Lawrence Seaway Authority;

Niagara Regional Police;

Town of Niagara-on-the-Lake Lord Mayor and 
Councillors;

Landowners;

Niagara-on-the-Green Residents Association;

Niagara-on-the-Lake Chamber of Commerce;

School Boards;

Niagara Home Builders;

Representatives of Indigenous Communities; and,

Fort Erie Friendship Centre.
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The Glendale Niagara District Plan is intended to create a vision for 
the future development of this area, a strategic growth centre for 
Niagara, expected to provide for thousands of new residents and jobs 
over the next 20+ years.

The Glendale Niagara District Plan is being completed in two phases:

1.	 Visioning Exercise and Conceptual Plan (May 2018-September 
2018)

2.	 Technical Review, Component Studies and preparation of the 
District Plan (September 2018-May 2019)

The Visioning Exercise began with:
•	 one-on-one interviews with landowners in advance of the 

workshop;
•	 team’s analysis of the study area;
•	 meeting with the Region’s staff team; and,
•	 meeting with the Technical Advisory Group.

Through this phase of the Study, a high-level conceptual 
demonstration plan will be prepared based on the results of 
the Visioning Exercise. This plan will be further refined into draft 
development plans in Phase 2.
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2|Purpose & Agenda of the Workshop

Monday June 25th

Tuesday June 26th

Presentation by Ken Greenberg, followed by a visioning 
and principles workshop with table group activities.

6 pm - 8 pm  Public Kick-off Event

Review of the team’s ideas developed over the course of 
the day  followed by themed/focus group discussions to 
develop key directions for land use, built form, parks, open 
space, roads, trails and  transit in the Glendale Niagara 
District.

6 pm - 8 pm  Public Workshop

9 am  Bus Tour

1 pm - 5pm  Workshop Session

1:30 pm - 5 pm  Workshop Session

9 am  Team Working Session

Kick-off presentation by Ken Greenberg, followed by 
a visioning and principles workshop with table group 
activities.

Building on the discussions on Monday, themed/focus 
group discussions to develop key directions for land use, 
built form, parks, open space, roads, trails and transit in the 
Glendale Niagara District.

Bus Tour of the Glendale Niagara District Plan study area 
with the consultant team (optional).

Consultant team working session - consolidate “What We 
Heard” and set the fundamental framework for discussion 
on land use, built form and the public realm.

Ken is an urban designer, teacher, and writer, author of 
Walking Home: the Life and Lessons of a City Builder.

Sonny is an internationally recognized, award-winning 
urban design practitioner and a policy maker.

Sonny Tomic  Senior Urban Designer at City of Calgary

Ken Greenberg  Principal of Greenberg Consultants

Jamie develops programs, policies, and strategies to 
address the complex, climate-related challenges facing 
communities.

Jamie Springer  Partner at HR&A Advisors

Michael is an urban designer who has been involved 
in a vast array of public and private urban design and 
landscape architecture projects.

Michael Sraga  Principal of The Planning Partnership
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The purpose of the Visioning Workshop was to work in collaboration 
with landowners in the Glendale District, key stakeholders and the 
public to establish a framework for a vision for Glendale Niagara 
District.

The workshop was facilitated by The Planning Partnership and 
included a team of urban designers and specialists in economic 
development who led the conceptual design. The team included:

The Visioning Workshop took place on Monday June 25th and 
Tuesday June 26th 2018 and, in addition to the team’s working 
sessions, included two afternoon workshop sessions with landowners 
and key stakeholders and two evening workshop sessions that were 
open to the public.
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1

1  Outlet Collection at Niagara
2  White Oaks Resort and Spa
3  Niagara College
4  Niagara Corporate Business Centre
5  Wine Visitor & Education Centre
6  Niagara College Teaching Winery
7  Wood End Conservation Area
8  General Motors
9  Welland Canal Lock 4

7
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10		Glendale Bridge
11		Welland Canal Lock 3
12	St Catharines Museum & 

Welland Canals Centre
13	Homer Bridge
14	Garden City Skyway
15	Ontario Travel Information Centre
16	Hilton Garden Inn
17	Holiday Inn
18	Colaneri Estate Winery
19	Château des Charmes Winery
20	Screaming Tunnel

Glendale Niagara District

Bruce Trail

4

5

6

8

9

10

11

12

13

14

15

16
17

18

19

20



3|Study Area

NIAGARA-ON-THE-LAKE

NIAGARA FALLS

N
IA

G
A

R
A

-O
N

-TH
E-LA

K
E

ST C
ATH

A
R

IN
ES

N
IA

G
A

R
A

-O
N

-TH
E-LA

K
E

ST C
ATH

A
R

IN
ES

York Rd

York Rd

Glendale Ave

G
le

nd
al

e 
Av

e

Glendale Ave

Que
en

sto
n S

t

A
irport R

d

Tow
nline R

d

H
om

er R
d

Seaway Haulage Rd

Stewart Rd

W
elland C

anals Parkw
ay

W
elland C

anals Parkw
ay

C
oncession 7 R

d

C
oncession 6 R

d

Taylor R
d

Queenston RdQueenston Rd

General Brock Parkway

Queen Elizabeth W
ay

Queen Elizabeth Way

Niag
ara

 S
ton

e R
d

QEW

81

70

89

90

86

55

QEW

Victoria Lawn
Cemetery

405

QEW

55

CN RAIL - FUTURE GO

Royal Niagara
Golf Club

Wood End
Conservation Area

Victoria Lawn
Cemetery

W
elland C

anal

Queenston Rd

5

The study area comprises 700 ha (1,700 acres) 
of land surrounding the Glendale Avenue/QEW 
interchange in the Town of Niagara-on-the-Lake 
(a small portion of the study area also extends 
into the adjacent City of St. Catharines). 

The study area includes:
•	 the Outlet Collection at Niagara retail centre;
•	 White Oaks Resort and Spa;
•	 the Niagara-on-the-Lake Campus of Niagara College; and,
•	 hospitality venues located on the north side of the QEW. 
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The kick-off presentation provided the context to the workshop’s objectives and set the 
aspirations for visionary thinking about the Glendale District while participating in the 
workshop. The following is a summary of the presentation that highlighted the fundamental 
considerations for planning the District. 

4|Summary of Kick-Off 
Presentation
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Continued autocentric development
May achieve increased density
Still at heart a highway stop
Struggles to achieve sense of placeWe are 

here

Paradigm Shift

Status Quo

Preparing for the mid-21st century

1 Transformative Infrastructure

2 Radical Mix of Uses

3 Increased Density

4 Enhanced Mobility

5 Connecting with Greenspace

6 Parking Attrition

Planning for the 20th century

Glendale Niagara District is at a Crossroads
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NATURE

VITICULTURE

AGRICULTURE

HERITAGE

Glendale is a Gateway to the Niagara Peninsula
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Higher Education

Niagara College

Destination Retail

Outlet Collection Niagara

Green Spaces

Niagara Escarpment
Wine and Fruit Growing

Highway Access

QEW and 405

Niagara-on-the-Green

Potential Train Access

GO Train Connection

Residential Community
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Is there another Vision for this place?

Glendale has all the right Ingredients
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1 Transformative Infrastructure

2 Radical Mix of Uses

3 Increased Density

4 Enhanced Mobility

5 Connecting with Greenspace

6 Parking Attrition

Paradigm Shift Preparing for the mid-21st century

What do we need to do to make the Shift?
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Berczy Park today

In the 1970s, a sea of parking lots still made sense on Front St and 
Wellington St in Toronto, one block away from the Yonge St. Subway. 
Downtown was still considered a Central Business District for offices, 
business and commerce alone. There were plans to demolish an 
underutilized St Lawrence Market. The subway had been open for 20 
years.

The City decided to promote the idea of people living, working and 
playing downtown. What had been known as simply Toronto East 
Downtown was transformed into St Lawrence district, around a 
revitalized St Lawrence Market. Today, the area is home to Berczy 
Park and a huge amount of redevelopment. And no parking lots.

What Can a Paradigm Shift Look Like?
St Lawrence District, Toronto

2017

1970s
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Downtown Mississauga has undergone a 40 year transformation from 
a typical suburban regional mall of the 1970s to a high density urban 
centre. Beginning with the construction of Highway 403 in the 1980s 
and led by a mayor determined to create a centre for the growing city, 
Mississauga built a series of important civic projects in the downtown 
area, including City Hall and a Civic Centre, the Living Arts Centre, 
a YMCA, a Central Library, Celebration Square, and more recently 
acquired a new campus of Sheridan College. There has been a huge 
response from private developers, with an enormous number or 
residential towns built around the edges of Square One Mall. Now, an 
LRT along Hurontario St and a E-W BRT Transitway is beginning to 
usher in a next generation of more transit-oriented development.

Mississauga Downtown

2017

1980

What Can a Paradigm Shift Look Like?
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West Sam Houston Parkway

Town & Country Lane

West Sam Houston Parkway

Town & Country Lane

Town & Country Mall, Houston

A typical suburban mall in Houston has been reinvented into an urban 
district with radical mixed uses since 2004. Existing parking garages 
were maintained while demolishing all of the mall buildings and 
creating a series of mixed used buildings, a central plaza and urban 
streetscapes. Uses include residential, retail, and office space.

CityCentre, Houston

2016

2004

2016

2004

What Can a Paradigm Shift Look Like?
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Leverage Investment in New Diverging Diamond 
Interchange at Glendale Ave and the QEW

QEW Interchange Improvements at Glendale Avenue 

Page 10

Alternatives: Key Considerations
Evaluation Factors and 

Criteria 

Alternative C
Diverging Diamond Interchange

PREFERRED ALTERNATIVE

Highway Criteria
 

• Lowest number of ramps
• Least property required
• Least impact to users during construction 

Traffic Criteria
 

• Safety: lowest number of vehicle conflict 
points

• Interchange ramp terminal operates at 
best level of service

• No supplementary signing to QEW EB
required 

• Cyclists and pedestrians well-
accommodated 

Environmental Criteria
 

• Lowest impact to forested areas 

Cost Criteria
 

• Lowest Cost 

QEW Interchange Improvements at Glendale Avenue 

Diverging Diamond Interchange – Motorist and Pedestrian Example

Source – Washington DOT

Source – Minnesota DOT
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1 Transformative Infrastructure

 Land Bridge, Vancouver, WA  Olympic Sculpture Park, Seattle

Preferred Plan for the Glendale Interchange (MTO)
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Hovenring Suspended Cycle Path Roundabout, Netherlands

1 Transformative Infrastructure 4
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2 Radical Mix of Uses

A former strip plaza was reinvented as a new town 
square for this university town. 11 mixed use buildings 
house over 600 rental apartments and 140,000 SF of 
retail and office.

Storrs Center, Mansfield, CT

4



Glendale Niagara 
District is a Key 
Node for Growth in 
Niagara-on-the-Lake

From Glendale Secondary Plan (2010)
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3 Increased Density

Need for intensification under 
Province’s Places to Grow growth 
plan and the planned opening 
of GO train service to Niagara 
by 2023 has already sparked 
developer interest

Developing in Glendale Niagara 
takes development pressures away 
from Old Town and helps to save 
the heritage villages.

2010 Secondary Plan envisioned 
heights up to 16 storeys
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Glendale Niagara 
District

125 Ha

Downtown St 
Catharines

24 Ha
Downtown Thorold

60 Ha

Downtown 
Niagara Falls

23 Ha

NOTL Queen-
Picton 

Heritage 
Conservation 

District

456 Ha
NOTL Old Town

Local Size Comparisons

700 Ha

Urban Area
Size Comparisons to Other Major Centres
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400 Ha

205 Ha
Vaughan VMC

1,500 Ha
Downtown Toronto

415 Ha
Markham Centre

950 Ha

Downtown 
Ottawa

260 Ha

Downtown 
Mississauga

Glendale Niagara District is Huge

3 Increased Density4
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415 Ha

Markham Centre

3 Increased Density

“Downtown Markham” by Remington in Markham Centre

“Downtown Markham” by Remington in Markham Centre - ProgressCineplex Cinema and Mixed Use

Residential AreaMixed Use

Public Realm
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Lake Ontario

Niagara District 
Airport

4 weekday 
departures

Billy Bishop 
Airport

12 minutes

4 weekday 
departures

Toronto

St Catharines

Thorold

Niagara Falls

$99 all incl

Virgil

Niagara-on-
the-Lake

St David’s

Grimsby

Paradigm Shift 4 Enhanced Mobility

Lake Ontario

Toronto

St Catharines

Thorold Niagara 
Falls

Virgil

Niagara-on-
the-Lake

St David’s

Grimsby

Hamilton

1 hour 20 minutes +

1 hour 45 minutes ?

Paradigm Shift 4 Enhanced Mobility

115 km 120 km

Glendale Niagara 
District as an 
accessible part of 
the Toronto region
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4 Enhanced Mobility4

1 hour 20 
minutes +

1 hour 45 minutes ?



Core Natural Heritage: Environmental Protection Areas

Niagara Escarpment Plan Area

Greenbelt Plan Area

Rural Areas

Downtown St 
Catharines

Downtown 
Thorold Downtown 

Niagara Falls

6.5 km
4.

5 
km 10 km

NOTL Old Town

13
 k

m

Lake Ontario

10 km

✱

Lewiston-Queenston 
Bridge

Artpark

Port Dalhousie

10 km
Twenty Valley 16 km

Paradigm Shift 4 Enhanced Mobility

Rainbow Bridge

Toronto

St Catharines

Thorold Niagara 
Falls

Niagara-on-
the-Lake

Grimsby

Paradigm Shift 4 Enhanced Mobility

25 km

50 km

100 km

150 km

Hamilton

Toronto

Buffalo

Lake Ontario

Lake Erie

Fort
Erie

Welland

Port
Colborne

Glendale Niagara District as a Regional Hub for Tourism
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4 Enhanced Mobility 4



Waterfront Trail

Greenbelt Route

Welland Canals Trail

Greater Niagara Circle Route

Lake Ontario

Lake Erie

Centre of a Web of Major Cycling Routes
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4 Enhanced Mobility4
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4 Enhanced Mobility 4



is 900km long

The Bruce Trail

from Queenston
to Tobermory

following the Escarpment

The Niagara Escarpment Plan Area

Greenbelt

Glendale Niagara District

Lake Ontario

Lake Erie

Lake Huron

Georgian Bay

Greenbelt

Map of the Glendale Niagara District within the 
Niagara Escarpment UNESCO Biosphere Reserve

Paradigm Shift 5 Connecting with Greenspace

Positioning the Glendale 
Niagara District Globally within 
a UNESCO Biosphere Reserve
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5 Connecting with Greenspace4



Core Natural Heritage: Environmental Protection Areas

Niagara Escarpment Plan Area

Greenbelt Plan Area

Rural Areas

3

5

7

7

12

4

9
6

Short Hills

Twenty Valley

Ball’s Falls

Map of the Glendale District’s Setting within the Niagara Escarpment

1

2

13
10

11

Glendale Niagara District

Bruce Trail

Points of Interest within the 
Niagara Escarpment

1  Ball’s Falls
2  Louth Falls
3  Short Hills Provincial Park
4  Morningstar Mill
5  Decew House
6  Downtown Thorold
7  Welland Canal Locks
8  Welland Canals Centre
9  Battle of Beaver Dams
10  Niagara College
11  Screaming Tunnel
12  Queenston Heights
13  Lewiston-Queenston Bridge

Core Natural Heritage: 
Environmental Protection Areas
Niagara Escarpment Plan Area
Greenbelt Plan Area
Rural Areas

Core Natural Heritage: Environmental Protection Areas

Niagara Escarpment Plan Area

Greenbelt Plan Area

Rural Areas

Core Natural Heritage: Environmental Protection Areas

Niagara Escarpment Plan Area

Greenbelt Plan Area

Rural Areas

8
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Lake OntarioSetting the Glendale 
Niagara District in the 
Niagara Escarpment Virgil

Niagara-on-
the-Lake

St David’s

5 Connecting with Greenspace 4
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The Niagara Escarpment Plan Area

Greenbelt

Glendale Niagara District

Wineries

Map of the Niagara Peninsula Sub-Appellations

Lincoln Lakeshore

Vinemount Ridge

Twenty Mile Bench

Beamsville 
Bench Creek Shores

Short Hills

Four Mile Creek

Niagara
Lakeshore

Niagara 
River

Lake Ontario

Lake Erie

St Catharines

Thorold

Niagara Falls

Welland

Port Colborne

Fort Erie

Fonthill

Vineland

Crystal Beach

Grimsby

Beamsville
St David’s

Bench

Paradigm Shift 5 Connecting with Greenspace

5 Connecting with Greenspace

Glendale Niagara District as part of the 
Niagara Peninsula Winemaking Region

Wood End Conservation Area

Glendale Niagara 
District as part of a local 
greenspace network
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Yountville, Napa County, California - a very compact small town 
set within vineyards, home to 2 Michelin starred restaurants.

St Helena Highway

View from hotel room over vineyards, Napa

As a self-contained district set with in both a natural landscape 
and a working landscape, Glendale has an opportunity to forge 
a close relationship with the countryside unlike anywhere else.

5 Connecting with Greenspace

Glendale Niagara 
District as part of a 
working landscape

Wine Visitor & Education Centre at Niagara College

A hard edge with the countryside enables a close and direct 
relationship between urban and rural areas.

4
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6 Parking Attrition

WalkingHikingCycling

Bus Shuttles

Tourbus

Car Car Share

Bike Share

Planning for Diverse Needs and Modes for Access & 
Movement Can Reduce the Long-term Need for Parking

GO Train

Automated Vehicles are 
a Potential Disrupter
From personal Automated Vehicles to Automated 
Taxi, Rideshare and Groupshare services, there is 
huge potential change on the horizon that threatens 
to leave behind places that were built solely with a 
20th century perception of mobility.

4
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Shops at Don Mills, Toronto

2017

2002 2017

6 Parking Attrition 4
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Creating a Vision 
for the Future

Precedents

What
People Said

Attributes
of Context

Existing
Conditions

Vision &
Principles

Key Directions

Vision

Creating a vision is a collaborative 
process consisting of the existing 
opportunities and assets of 
the district, precedents and 
experiences elsewhere, as well as 
people’s aspirations for the area as 
expressed at the workshop. 

4
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The purpose of the first day of the workshop was to receive input on 
crafting an overarching vision statement and design principles. To do 
so, we met with landowners and key stakeholders, followed by an 
evening session with the public.

5



Landowners and key stakeholders were asked to create a Vision 
Statement for Glendale @ Niagara and to list principles to 
support the vision. The following is a summary of input received.

robust 
intramunicipal 
transit system

well-connected 
network of open 

spaces, trails, 
walkways

lifestyle choice 
unique to Niagara

4-season 
community

mobility-first 
approach

attract 
entrepreneurial 

businesses

live-work 
destination

vibrant town 
centre

32

vision

5.1 Table Group Sessions with Landowners & Key Stakeholders

5



housing
•	 mix of housing options 

accommodating full spectrum 
of ages and lifestyles

employment
•	 ensure a range of 

employment opportunities

incubators
•	 provide incubator/shared 

spaces for start-ups and small 
entrepreneurial businesses

connections
•	 more connections across 

QEW or create nodes on 
either side

•	 GO, pedestrian crossings 
over canal and QEW

•	 leverage natural system 
to improve connectivity 
across QEW

•	 improve connections 
opportunities to Niagara 
Region

attractions
•	 a cultural destination/

attraction along Welland 
Canal

responsive 
development

•	 development sensitive and 
responsive to the context

walkable
•	 make development more 

walkable

schools
•	 neighbourhood schools 

within walking distance

views
•	 maintain view corridors

sustainable/
resilient

•	 LID, electric car chargers, 
protection of natural 
spaces, innovative building 
technology, biodiverse

beautiful
•	 complete streets, tree-lined 

roads, complementary 
architecture, character

33

principles

5



To provide more context for a discussion on vision and principles, 
residents were asked why they chose to live in Glendale @ Niagara. 
The following summarizes their input:

Location  Food grows here   country 
environment Cultural heritage  
Weather  live in a smaller community  
Family community that is close-knit  
Ease of getting around  love hearing 
the birds  Buying local farm produce  
Conservation area    golf course  
Avoid Toronto traffic  Small town 
atmosphere  Proximity to Buffalo  
Good deals on shopping  Central 
location   

7 Table Group Sessions with Public

34

5.2 Table Group Sessions with the Public

5



Residents were also asked to identify the biggest opportunities for 
change in Glendale @ Niagara:

opportunities
for

Laura
Secord
Trail

high rise
rental
housing

GO
train

station

festivals

public
square

main
street

bike
lanes

green
spaces

more
restaurants

complete
community

community
facilities
community
facilities

grocery
store

student
housing

meaningful
employment

Parking 
within the 
neighbour-

hood

Regular 
and direct 
transit

support 
for the 
college

change

35
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Vision

sustainability  

quality of life

open space

successful  

key words to use for a

complete
community

useful
spaces

transit

college beautiful

mixed use

transition

urban centre

safe

walkable

bike lanes

year round

small town
atmosphere

Residents were then asked to list words that should be captured in a Vision 
Statement for Glendale @ Niagara:

36
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Glendale @ Niagara will be a vibrant community for 
people of all ages, lifestyles, and abilities - a place to live, 
work, play, learn and grow.  

Its urban districts, with a mix of uses, will protect, integrate 
and celebrate the natural and rural surroundings reflecting 
the distinct character of the area.

Glendale @ Niagara will be framed by a new park on the 
Welland Canal, the creek valleys, the Niagara Escarpment 
and agricultural lands. 

Glendale @ Niagara will put mobility first’with a robust 
transit system, cycling trails and pedestrian routes 
seamlessly connecting areas north and south of the QEW.

37

5.3 Vision Statement

5



6|Design Principles
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The Glendale Niagara District today is disjointed and auto-dependent. 
It has many great parts, but they do not work together and are 
poorly connected. The Design Principles for this Vision leverage its 
attributes that include natural heritage, accessibility and proximity to 
destinations.

has a mix of 
uses

is walkable

is cohesive & 
complete

has 
identifiable 
neighbour-
hoods

has an 
integrated and 
extended green 
space system

is sustainableis authentic

Glendale
@

Niagara

6
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7
7|10 Big Moves

Lead with the landscape/natural features

Create a Seaway Ecological Park A convergence for the area’s trails

Hard edge to the agricultural lands1

2

3

4

Two ‘idea sketches” were prepared for Glendale @ Niagara that 
each share 10 Big Moves.
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Provide transit

Integrate the College into the District, 
accommodate its expansion and integrate/
create a focus with food tech industries

Provide a diverse range of housing 
ensuring choice and affordability

Create a ”main street” as a transition from the Outlet 
Collection Niagara to the adjacent urban neighbourhood

5

6

7

8

Option 1

Option 2

7
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7

Create a public/civic space as a focus for the urban district

Green streets and parking

9

10
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Two “idea sketches” were created and presented on day 2 of the workshop. They are 
intended to identify options for how land uses may be distributed, road pattern, pedestrian 
and cycling connections and an open space network. These sketches will be used as the 
basis for generating a refined vision that includes the best attributes of each sketch.

Concept A
•	Radical mix of uses

•	Bold pedestrian/cycling 
connection over the QEW

•	More road connections over 
the QEW
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•	Discrete areas for 
employment and residential 
neighbourhoods

•	Create a new entertainment 
tourism focus linked to the 
Outlet Collection at Niagara

Concept B

7
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9|Next Steps
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1	 The team will prepare a draft vision based on the best attributes 
of each “idea sketch”.  The draft vision will illustrate mix of uses, 
height and density, the open space network, the road pattern, 
pedestrian and cycling connections, key community facilities, 
landmarks, etc. 

2	 The draft vision will be presented and discussed at Workshop #2.

3	 The draft vision will be refined and direction will be provided for the 
subsequent exercise to prepare the District Plan. 





Glendale Niagara   District Plan Visioning & Conceptual Development Plan
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