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1.0 ! 
Growth Management  
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1.1 ! Introduction  
The recent Niagara Official Plan 2051 Land Needs Assessment (June 2022) (2051 LNA) and recently approved 

Niagara Regional Official Plan  (Niagara OP) identify population, employment,  and household growth forecasts for 

the Town of Fort Erie. This includes a 2051 target of 48,050 persons, 18,430 jobs and 21,510 households.  

The purpose of this analysis is to  rationalize the se forecasts to assist in assessing the existing land use structure and 

designations in the Town and determine  if they are appropriate for continued use in the new Official Plan.  

1.2 ! Population Trends  
The Niagara OP forecasts 48,050 residents  in Fort Erie by 2051  which represents an increase of 15,230 

residents  from  the 2021 population of 32,820 residents.  The Town would have to grow by 508  residents or 1.5% 

annually  to achieve this forecast.  For comparison , the Town grew by approximately 210 residents or 0. 7% annually 

between 2011 and 2021.  

Figure 1.1 

Historical & Forecasted Population (20 11 to 2051)  
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Source: Parcel, based on 2011, 2016, and 2021 Census  data, and Niagara Region 2051 Land Needs Assessment.  

In recent years the rate of immigration to Canada and the Federal immigration targets  have increased substantially . 

This has resulted in Canada experiencing unprecedented population growth. Prior to the COVID -19 pandemic,  

Canada welcomed approximately 260,000 international immigrants per year. The level of international immigration 

increased to 480,000 new residents per year between 2021 and 2023, with the Federal Government now targeting 

500,000 international immigrants p er year starting in 2024, as shown in Figure 1.2.  

Figure 1.2 

International Migration to Canada  

 

Source: Parcel based on Statistics Canada (green) and Federal immigration targets (blue).  

Increased migration to Canada is being felt in Niagara Region . As shown in Figure 1.3, net intra -provincial 

migration, which is people moving to Niagara Region from elsewhere in Ontario, accounted for the largest share of 

population growth and has been trending higher since 201 0. Similarly, net international migration accounted for a 

growing  share of population growth in the Region, aside from a dip in 2020 associated with the COVID -19 

pandemic. The nation -wide increase in international immigration in 2022 (as shown previously in Figure 1.2), also 
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resulted in an increase in net international migration to Niagara Region  during the same period. The elevated 

international migration targets in Canada are likely to contribute towards elevated population growth in Niagara 

Region going forward  and is supportive of the population growth forecasts allocated to Fort Erie .  

In our view, the population forecasts in the 2051 LNA are reasonable.  

Figure 1.3 

Niagara Region , Net Intra-Provincial and International Migration  

 

Source: Parcel based on Statistics Canada data.  
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1.3 ! Housing Market Trends  
The Niagara OP forecasts an additional 7,360 housing units from 2021 to 205 1. Of these, 55% are projected to be 

singles/semis, 37% are projected to be row housing, and 8% are projected to be apartment units (both rental and 

ownership).  

Given historic al development patterns  favouring single - and semi-detached housing , these projections  represent a 

significant change to the housing  mix in Fort Erie. Row housing  is projected to make up 37% of new housing units 

and would require approximately 91 new units of row housing annually to meet projections . For context, row 

housing accounted for 7% of housing stock  growth between 2011 and 2021 , or approximately 12 units annually.  

Figure 1.4 

Housing Unit Growth by Typology  

 

Source: Parcel, based on 2011, 2016, and 2021 Census data, and Niagara Region 2051 Land Needs Assessment. 

There are some indications that a shift to row housing is already underway. Between Q3 2021 (i.e., following 2021 

Census data collection)  and Q3 2023  (i.e., the most recently available housing completion data) , 67% of 

completions were singles/semis, 30% were row housing, and 4% were apartments 1. Additionally, of the 3,824 units 

 
1 Based on CMHC Housing Market Information Port al Ð New Housing Construction - Completions  
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in the development pipeline  as of Q2 20232, 39% are singles/semis and 61% are units in multi -unit developments  

(i.e., townhouses, apartments, etc.) 3. 

Figure 1.5 

Housing Starts by Typology  

 

Source: Parcel, based on CMHC Housing Market Information Portal.  

The Town will need to ensure zoning is in place to support this higher density housing . Currently, row housing 4 is 

only permitted in the Residential Multiple 1 Zone (RM1)  which total s approximately 9% of residential ly zoned land.  

Apartments are only permitted in the Residential Multiple 2 Zone (RM2), which totals 5% of residentially zoned land.  

In our view, the housing unit  forecasts in the 2051 LNA are reasonable , however they will require supportive 

zoning and other policies to be achieved . 

 
2 Fort Erie 2023 Ð Q2 Subdivision, Building, Planning, By -Law Report. Development pipeline  defined as unbuilt units in registered plans, draft 

approved plans, and active plans ( i.e., plans currently under council consideration).  
3 Reporting does not distinguish between the type of multi -unit development.  
4 RM1 zoning permits street townhouse dwellings and block residential dwellings.  
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1.4 ! Employment Market Trends  
The Niagara OP forecasts an additional 7,900 jobs in Fort Erie between 2021 and 2051 for a total of 18,430 jobs . Of 

these, 2,785 will be in  community areas, 4,600 will be in employment areas, and 515 will be in rural areas.  

There are two types of employment area designations in the Niagara OP: core  and dynamic . 

¥! Core employment  areas are clusters of traditional employment uses, such as industrial, manufacturing, 

construction, transportation  and warehousing . 

¥! Dynamic  employment area s are clusters of traditional and lighter industrial uses with a broader mix of 

employment uses including office parks and institutional uses  including office parks and institutional uses 

that can function without limiting the viability of one another . 

The Niagara OP designates two (2) core employment areas - Stevensville Industrial Cell  (FE-1) and Bridgeburg 

Rail Zone  (FE-3) Ð and one (1) dynamic employment area - International Peace Bridge Trade Hub  (FE-2) Ð in Fort 

Erie. The Fort Erie core employment areas align with industrial land uses identified in the Fort Erie Official Plan.  The 

Fort Erie dynamic employment area  encompasses both existing industrial lands to the east of the Queen Elizabeth 

Way (QEW) and the non-industrial  lands to the west. The lands to the west of the QE W, which comprise 

approximately 253 ha, are largely designated Canadian Motor Speedway (site specific policy area 12) , as well as 

Agricultural,  in the Fort Erie Official Plan . 

It is important to note the 2051 LNA identified a need for an additional 165 ha of employment area land based on 

this larger dynamic employment area, that is, inclusive of non-industrial lands that would require an Official Plan 

Amendment (OPA) to be redesignated as employment. As a lower-tier municipality, the Town of Fort Erie will have 

to conform with these employment area designations as part of its Official Plan Update.  

As such, the employment  forecasts in the Niagara OP  will require Fort Erie to redesignate additional  lands 

for employment (industrial) uses.  
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Figure 1.6 

Niagara OP Employment Areas  

 

Source: Parcel. 
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