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AREA OF STUDY FOCUS

• Commercial Areas within the Urban Area of  Niagara Falls

• Concentration particularly along Lundy’s Lane
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• Treaty 381(the Niagara 
Purchase) signed on 
May 9, 1781 by 
representatives of the 
Crown and certain 
Anishinaabe peoples. 

• The written treaty 
covers a 4 mile strip on 
the west side of the 
Niagara River, which 
connects Lake Ontario 
and Lake Erie.  

• The treaty was signed 
during the American 
Revolution and was one 
of the first land 
acquisitions in what 
would become Upper 
Canada.  

• Current communities in 
this area include 
Niagara Falls, Niagara-
on-the-Lake and Fort 
Erie.



STAMFORD TOWNSHIP, 1876

Lundy’s Lane

• In 1780, 50 acres 

of land in Stamford 

Township was 

deeded by the 

Crown to William F. 

Lundy, a Loyalist.
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HISTORY

In 1803, the road, which followed a First Nations trail, was 
declared a public road.
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HISTORY

• Site of the Battle of Lundy’s Lane

• East end of Lundy’s Lane at Main Street was the site of 
commercial development which became the Town of 
Drummondville.
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LUNDY’S LANE TODAY

The Current Development Pattern and Context
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MINOR VARIANCE
CITY OF NIAGARA FALLS 

BOARDING HOUSE INTERIM 

CONTROL STUDY

Continental Inn Carriage House
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Project 
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• City Councillor

• Police

• Fire

• City Planning

• Regional Policy Planning

• City By-law Enforcement

• Chief Building Official

• Regional Community  
Services

• Local Business 
Representatives (Lundy’s 
Lane Business Improvement 

TECHNICAL ADVISORY 
COMMITTEE
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LITERATURE REVIEW AND BEST 
PRACTICES
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• Provincial Legislation – PPS, Growth Plan, Building Code, Human Rights

Code

• Regional and Local policy and regulations – Regional Official Plan,

Regional Housing and Homelessness Action Plan, City of Niagara Falls

Official Plan

• Best practice approaches

o Provincial

• London

• Ottawa

• Oshawa

o National

• Vancouver

• Edmonton

o International

• Los Angeles

• Florida



CONTEXTUAL  ANALYSIS
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• Visual inventory of 

buildings

• Local economic 

factors

• Local real estate/ 

development 

trends
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Lundy’s Lane (Garner Road to Brookfield 

Avenue) 

Lundy’s Lane/ Ferry Street (Brookfield Avenue 

to Fallsview Boulevard), Drummond Road, 

Valley Way 

Other areas included in inventory:

• McLeod Road at Drummond Road

• Chippawa

• Mountain Road and Mewburn Road

• Niagara River Parkway
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2.2%
Vacancy Rate

0%
Bachelor

1.8%
One 

Bedroom

2.7%
Two 

Bedroom

0%
Three 

Bedroom

Average Rent (October 2017)

Bachelor $599.00

1 Bedroom $811.00

2 Bedroom $966.00

3 Bedroom+ $1133.00
0 5 10 15 20

Bachelor (seniors)

1 Bedroom

1 bedroom seniors

2 bedrooms

3 bedrooms

4 bedrooms

5 bedrooms

Years

Niagara Regional  Housing Wait Times, 

City of Niagara Falls
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• Motel Owners

• Boarding House Operator

• Residents/ Occupants

• Community Organizations

• Local Business Representatives

• Niagara Region Community Services

• Niagara College Student Services

• Online Survey for the Public
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• There is a housing crisis in the

City of Niagara Falls

• Motels are currently primarily

used for permanent housing

• Prohibiting the use will

exacerbate the housing crisis

and increase street

homelessness

• Concern with impacts on

adjacent businesses

• Compliance with building and

fire codes

• Implications of giving ‘Boarding

House status’ to motels on the

tax base and property values



IDENTIFYING PRIORITIES & 
BUILDING CONSENSUS
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Our solution must…

• Not be temporary in nature;

• Enable owners to better control units;

• Provide education and awareness with 

respect to legal rights and 

responsibilities under the Residential 

Tenancies Act, Innkeepers Act, Human 

Rights Code and other applicable law;

• Address issues of compatibility;

• Enforce design standards in business 

areas;

• Provide safety for residents, operators, 

public fire, building and property 

standards;

• Be guided by a collaborative approach 

and work toward building better 
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• Findings from stakeholder interviews

• Examples provide a range of options and approaches that

could be considered for regulating and permitting

traditional boarding houses and residential motel

conversions

o Ontario- Licensing for Rooming, Boarding and

Lodging Houses; introducing apartment motel use in

some jurisdictions

o Provincially- Single Room Accommodation Demolition

and Conversion Control

o United States

• Florida- increased funding for by-law

enforcement on “problem properties”; public

private partnerships and retrofits; “Hospitality

Helps” program funded by local Hoteliers,

business owners, property management

companies, and government agencies

• Los Angeles- Interim Residential Motel,

Residential Motel Demolition and Conversion

Control
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• The use has assisted in filling a gap

along the housing continuum by

providing long-term stay and

accommodation for many in the

community

• The use is currently serving a need in

the City and is doing so in the

absence of any clear policy direction

and regulation

• Continuing to permit motel operations

to function and operate as long-term

stay without appropriate regulations

or the legalization of the use is not a

viable option

• Prohibiting the use is not a viable

option

• Introducing a framework within which

the use is permitted and regulated is
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• 4 Options considered with recommended option to permit 

conversion in whole, or in part within existing motels

• Official Plan Amendment

• Zoning By-Law Amendment

• Licensing By-Law

High Level Summary

Definitions

Placeholder for final 
definitions graphic



CHALLENGES/ LESSONS 
LEARNED
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• Complexity of the 

Issue

– Diversity of the 

buildings

– Sensitivity, ethics, 

privacy

– Police/ Fire

– Other services 

(clothing, food 

banks)

42%

58%

Q6: Do you believe that tourist operations (hotel/motel) 

can co-exist in the same building as permanent (SRO) 
residents?

58%
42%

Q3: Do you support legalizing SROs in all commercial 
zones?

Survey Responses
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LEARNED
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• Balancing land use 

interests

– Business Improvement 

Area Members

– Community 

Organizations

– Operators

– Surrounding local 

businesses

– Tourist interests

– Future redevelopment

• Community Improvement 



CHALLENGES/ LESSONS 
LEARNED

CITY OF NIAGARA FALLS 

BOARDING HOUSE INTERIM 

CONTROL STUDY

• Importance of the Social Lens
– Ontario Human Rights Code

– Services and support

– Broader context and issues



CHALLENGES/ LESSONS 
LEARNED
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• Legal Issues

– Residential Tenancies 

Act



CHALLENGES/ LESSONS 
LEARNED

CITY OF NIAGARA FALLS 

BOARDING HOUSE INTERIM 

CONTROL STUDY

• Community Consultation

– Council expectations and additional reach (all 

BIAs, the broader public)



CHALLENGES/ LESSONS 
LEARNED
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• Physical Realities

Balancing realities of conditions and 

construction costs

Source: Motel  (2017)



CHALLENGES/ LESSONS 
LEARNED
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• Enforcement and Managing  Expectations

– Licensing

– Avoid overreach

– Cannot people zone
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 Importance of a 

TAC

 In-depth 

Research

 Best Practices

 Implementation

 Monitoring


