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Supporting a New Region 
of Niagara Official Plan
Good Planning for Niagara Region and Next Steps 
Regarding More Public Survey Insights

ROB HORNE, M.A., R.P.P.
MUNICIPAL INNOVATION GROUP, OVERLAP ASSOCIATES
JANUARY 13, 2021
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A Reminder  
from the Council survey about required compliance  
with Provincial legislation and policy, particularly:

•  �Provincial Policy Statement;

•  �A Place to Grow: Growth Plan for the Greater Golden Horseshoe;

•  �Niagara Escarpment Plan;

•  �Greenbelt Plan.

Note: All are interconnected and must be read together, and the new Plan  
must comply with these policies.
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Macro Approach 
Principled Approach 
Compatible (Micro) Approach

1

2

3

3 Approaches to Good Planning  
 For Niagara Region

Note: These approaches generally cascade downward, but also overlap with each other.
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ECONOMY

Sustainability  
lives here

SOCIETY

ENVIRONMENT

3-OVERLAPPING-CIRCLES MODEL

Macro Approach

Source: World Commission on Environment and Development, 1987.

1
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The “Principled” Approach  
 Some of these principles are found in Provincial legislation and policy

Note: Elements will compete and often conflict—healthy Council and community debate  
depends on good data and analysis!

2

PROTECT  (e.g. agricultural land, natural systems and features, water)

CREATE  (e.g. new employment lands/areas)

BUILD  (e.g. transit systems and ridership, affordable housing)

INTENSIFY  (e.g. compact, higher density development)

EQUALIZE  (e.g. access to information and opportunities)

LEVERAGE  (e.g. new benefits from existing post secondary/health care/agricultural investment)

INVEST  (e.g. in; the Plan should inform or guide infrastructure, planning and capital budgets  
					    in particular). new or upgraded infrastructure
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The Compatible (Micro) Approach  
 Develop exceptional communities that accommodate expected growth!

3

•  �Primarily implemented by the twelve Area Municipalities. Regional roles in District and Secondary 
Plans, Provincial review functions on compatibility.

•  �The “check list” (e.g. traffic, noise, light, parking, affordability, open space)
 
•  �Physical and functional design, building materials and engineering innovation are increasingly 

critical success factors, especially with higher densities of development. 
 
•  �Approved new development and conservation plans create legacy landscapes. These are big decisions!
 
•  �Think and work collaboratively with citizens, developers and other interested/affected people. 

Everyone needs to invest, and locally-made decisions are preferred over those of tribunals  
and courts!

Note: There are many options between “no density” and high density!
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Next Steps  
 Regarding Recent Public Survey

•  �Regional Staff to provide Overlap with the results of their most recent public survey  
(survey closes on January 21) and the summary results of previous public surveys.

•  �Overlap to review the results and develop insights for Council’s review and input,  
using a Councillor feedback tool.

•  �Overlap to summarize Council’s feedback, which will again help support the process  
to release a draft (new) Region of Niagara Official Plan.

 
•  Target for completing this work by Overlap—end of March 2021.
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Thank you! Questions?
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From: PF-Mailbox-01
To: Norio, Ann-Marie; Trennum, Matthew
Subject: FW: Online Form - Request to Speak at a Standing Committee
Date: Wednesday, January 06, 2021 4:42:46 PM

From: Niagara Region Website
Sent: Wednesday, 06 January 2021 16:42:41 (UTC-05:00) Eastern Time (US & Canada)
To: Clerks
Subject: Online Form - Request to Speak at a Standing Committee

Request to Speak at a Standing Committee

To reply, copy the email address from below and put into 'To'. (if resident
entered their email address)

Name
Travers Fitzpatrick

Address

City

Postal

Phone

Email
travers.fitzpatrick@welland.ca

Organization
City of Welland

standing committee
Planning and Economic Development Committee

Presentation Topic

PDS-C 6-2021
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Regional OPA # 18 & City of Welland OPA #24

Presentation includes slides
No

Previously presented topic
No

Presentation Details
I and Grant Munday, Interim Director of Development and Building Services
on behalf of the City of Welland want to request that the Committee
recommend approval of the City's OPA and the Regional OPA concerning
Welland's Urban Boundary Expansion. Written materials will be provided by
noon on January 8 2021.

Video Consent
Yes

PDS-C 6-2021
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PDS-C 6-2021
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PDS-C 6-2021
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PDS-C 6-2021
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Climate Change Work 
Program Update 

 
Planning and Economic Development Committee  

PDS 6-2021  
 

January 13, 2021  

 

Katie Young, Planner & Morgan Casciani, Senior Planner 

Community Planning 
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PDS 6-2021

Climate Change Work 
Program Update

Presentation to Planning and Economic Development Committee 

Wednesday, January 13, 2021
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Previously Approved Climate Change Work 
Program 
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Provincial Policy and Legislation: A Changing 
Landscape (2017-2020)

• 2017 Coordinated Plan Review 

(14) ‘An official plan shall contain policies that identify 
goals, objectives and actions to mitigate greenhouse gas 
emissions and to provide for adaptation to a changing 
climate, including through increasing resiliency.’

• New Growth Plan (May 2019)
• Amendment 1 to Growth Plan 

(August 2020)
• New PPS (May 2020)
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Corporate Climate Change Offices: Regional & 
Single-Tier Municipalities 
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Updating the Climate Change Work 
Program 
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3 Pillars:
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Ontario Climate Consortium 
• Not-for-profit climate science leaders in Ontario 

• Its formal mission: To arm decision makers with “regionally-specific 
climate data, intelligence and adaptation services that enable 
effective policy and investment responses to climate uncertainty in 
Ontario.”

• Consortium personnel work closely with end-users to interpret results, 
helping to determine how projections can be applied to the planning 
process.

• Climate Modeling and Projections Process:

26



Development of a Regional Greening Initiative 
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Thank you
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Subject: Climate Change Work Program Update 

Report to: Planning and Economic Development Committee  

Report date: Wednesday, January 13, 2021 
 

Recommendations 

1. That an update to the Climate Change Work Program for the Niagara Official Plan 

BE ENDORSED; 

2. That staff BE DIRECTED to initiate research into a greening initiative for Niagara; 

and 

3. That Council BE INFORMED of the Commissioner’s delegated authority to enter into 

a contract with the Ontario Climate Consortium to complete climate modeling and 

projections for Niagara. 

Key Facts 

 The purpose of this report is to seek Council’s endorsement of an updated 

framework to the previously-approved Climate Change Work Program set out in 

PDS 22-2018.  

 The updated program will focus on three key pillars: Provincial policy conformity, 

consultant-prepared climate change modelling and projections data, and a Regional 

Greening Initiative.  

 Planning and Development Services are in the process of entering into a contract 

with the Ontario Climate Consortium (“OCC”), a not-for-profit climate science leader 

for climate modeling and projections. This will address the second pillar of the 

Climate Change Work Program noted above. 

 The Climate Change work program will continue to the end of 2021, except for the 

staff-developed Regional Greening Initiative (third pillar) which will go beyond 2021 

to ensure consultation surrounding best practice, restoration objectives and 

implementation of future Natural Environment Official Plan policies guide the future 

strategy. 

 Planning staff have shared the OCC’s project proposal with NPCA and they are 

supportive of the project. 
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Financial Considerations 

The costs associated with the Climate Change Work Program are accommodated within 

the Council approved Regional Official Plan project budget. 

Analysis 

In 2018, Council endorsed the Climate Change Work Program through report PDS 22-

2018. The current Work Program includes a 6-phase project focussed solely on 

Provincial Plan conformity and incorporates key project deliverables, a consultation 

program, timelines, and draft reporting milestones to Committee and Council.  

The approved 6-phase work program will proceed unchanged and is not proposed for 

updating as part of this Report.  

Staff are proposing to add two key pillars to the program:  

i) Consultant-prepared climate modeling and projections data for Niagara, and; 

 

ii) Staff-developed Regional Greening Initiative with a core focus of mitigating and 

adapting to the impacts of climate change.  

Climate Change Work Program New Pillar II: Climate Change Modeling and 

Projections Data 

Staff undertook research of best practices and leaders in climate science. As a result, 

Staff identified an opportunity to have climate modeling and projections developed for 

Niagara.  

This climate data will provide critical information about Niagara’s changing climate over 

the long-term and will help to inform the future policy decisions at the Region, local 

municipal partners, and the Niagara Peninsula Conservation Authority. For example, 

climate data can be instrumental in informing climate adaptation plans, vulnerability 

assessments, as well as watershed and sub-watershed plans.  

The modeling work will be undertaken by the not-for-profit OCC, a branch of the Toronto 

and Region Conservation Authority. The OCC has provided a well-designed and 

detailed project proposal for climate modeling and projections in Niagara. This work will 

be similar to a recently completed OCC project for the Regional Municipality of Durham.  
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The Climate Modelling and Projections Project will start in February 2021. The following 

will be delivered: 

 a climate projections report, which includes a detailed methodology, analysis of 

climate projections and its impact on various economic sectors;  

 

 climate variable mapping which is categorized into Niagara north, central, and 

south as climatic conditions vary in these geographies; and 

 

 training sessions for staff to effectively understand and integrate the above-

referenced knowledge and data into future Regional Climate Change Planning 

projects, strategies and initiatives.  

The full project proposal is included as Appendix I. 

Planning staff have shared the OCC’s project proposal with NPCA and they are 

supportive of the project and look forward to the shared use of this data for future 

projects and initiatives.  

Climate Change Work Program New Pillar III: Regional Greening Initiative  

Staff will start a Greening Initiative, the third pillar of the updated climate change work 

program.  

Other municipal practices and initiatives in climate science demonstrate the many 

benefits that may be realized from increasing tree planting efforts as it relates to climate 

change, such as the adaptation potential of diversifying tree species, carbon 

sequestration potential, and mitigation of the urban heat island effect, amongst others.   

Recent Official Plan consultation suggests a strong public desire to implement 

measures to reduce the impacts of climate change. Public and stakeholder feedback 

strongly agrees with development of policies and initiatives that will assist in reducing 

the impacts of climate change. This feedback has been heard across OP programs, 

including Growth Management, Natural Environment, District and Secondary Plans as 

well as Agriculture.  

Regional staff will research different initiatives and practices relative to increasing the 

overall number of trees in Niagara. Staff will look to the Niagara Peninsula Conservation 
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Authority’s re-launched restoration program for tree planting to reduce forest 

fragmentation and increase forest cover.  

Staff will also learn more about Land Care Niagara; the Region’s local delivery agent for 

Forest Ontario’s 50 Million Tree Program and the benefits and logistics of this program. 

Staff will also review the City of Greater Sudbury program, which has planted over 9.8 

million trees over a 40 year period, among other greening accomplishments.  

Following completion of research into these initiatives, staff will present a report to 

Committee and Council outlining the lessons learned and opportunities for Niagara. 

Alternatives Reviewed 

The alternative is to not endorse the updated pillars of the consultant led Climate 

Modeling and Projections Project and the staff-led Regional Greening Initiative as part 

of the Climate Change Work Program for the new Official Plan. This is not 

recommended as the new pillars of the program are being proposed in response to 

feedback heard through various work programs on the importance of tree planting. 

Further, the climate modeling and projections will ensure Planning and Development 

Services obtains critical data to support science-based future climate strategies and 

initiatives.  

Relationship to Council Strategic Priorities 

The Climate Change Work Program is part of the new Niagara Official Plan, aligning 

with Objective 3.2 Environmental Sustainability and Stewardship: 

“A holistic and flexible approach to environmental stewardship and consideration of the 

natural environment, such as infrastructure, planning and development, aligned with a 

renewed Official Plan”.  

Other Pertinent Reports 

 PDS 22-2018  Climate Change Framework 

 CWCD 421-2019 New Niagara Official Plan Updates 
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________________________________ 
Prepared by: 
Katie Young 
Planner 
Planning and Development Services  

_______________________________ 
Recommended by: 
Doug Giles, MES, BUP 
Acting Commissioner 
Planning and Development Services 

________________________________ 
Submitted by: 
Ron Tripp, P.Eng. 
Acting Chief Administrative Officer  

This report was prepared in consultation with Morgan Casciani, MCIP, RPP, Senior 

Planner, and reviewed by Erik Acs, MCIP, RPP, Manager of Community Planning.   

Appendices 

Appendix 1 Ontario Climate Consortium Work Plan 
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Niagara Region Climate Modeling Project: 

Climate Change Projections for Niagara Region   
 

1. Project Team 
Staff Affiliation  Project Position 

Michelle Sawka Senior Research Scientist, Ecosystem and Climate Science, 
TRCA Michelle.sawka@trca.ca   

Project Sponsor 

Kristina Dokoska Project Coordinator, Ontario Climate Consortium (OCC) 
Secretariat, Ecosystem and Climate Science, TRCA  
Kristina.dokoska@trca.ca  

Project Lead 

Neil Taylor Research Analyst, Ecosystem and Climate Science, TRCA 
Neil.taylor@trca.ca  

Technical Support 

 

2. Purpose and Outcomes 

2.1 Issue 

It is widely acknowledged that “warming of the climate system is unequivocal, and since the 1950’s, many of the 

observed changes are unprecedented over decades to millennia” (IPCC, 2013). Best practices in climate science 

and atmospheric modeling at the global scale tell us that climate impacts are expected to worsen across the 

world, with warming temperatures, more extreme weather events, and changes in precipitation patterns, among 

other climatic changes that are driving increased risks and impacts on communities and the systems they rely 

upon. This reaffirms the need to operationalize climate change research and information, particularly to ensure 

that decisions are well-grounded in climate science. As the former Environmental Commissioner of Ontario stated 

in a 2015 expert roundtable report, “climate change adaptation requires high-quality climate data, especially 

projections about what the future climate may look like in a specific geographic area” (ECO, 2015).  

There is growing demand for municipalities to address climate change at the local scale. In Ontario, Provincial 

policies also require municipalities to consider climate change impacts as part of policies and plans such as Official 

Plans and Asset Management Plans. A number of municipalities in Ontario have undertaken climate modeling 

exercises to understand how local climate conditions have changed in the past and what local climate conditions 

will look like in the future (e.g., Auld et al., 2016; Fausto et al., 2015; SENES 2012; SENES 2014). However, the 

approaches used have been wide-ranging and inconsistent.  

To enhance the way in which we examine projected future climates and apply a consistent approach across the 

region, the Toronto and Region Conservation Authority (TRCA) and Ontario Climate Consortium (OCC) partnered 

with the Region of Durham to update the Region’s climate projections and provide an updated methodology for 

PDS 6-2021 
Appendix 1
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deriving the climate projections based on the latest climate science and information. Using an ensemble of 

Regional Climate Models (RCMs), this project provided a new set of climate projections for the Region, its eight 

local municipalities and five conservation authorities, along with a guidance document referred to as the Guide to 

Conducting a Climate Change Analysis at the Local Scale: Lessons Learned from Durham Region (2020). The 

guidance document provides a step-by-step methodology for deriving regional climate projections that can be 

replicated in municipalities across Ontario, including Niagara Region, to establish a consistent and practical 

approach to accessing, analyzing and deriving climate data for use by municipalities, conservation authorities and 

other stakeholders.  

With this context, Niagara Region has identified the need to develop regional climate projections using the 

updated methodology provided by TRCA and OCC to support the implementation of climate adaptation initiatives 

across the Region. The climate projections will help to inform several projects including the Regional Official Plan 

update, development of future climate adaptation plans and vulnerability assessments, and updates to watershed 

and subwatershed plans. Niagara Region has also identified the need to transfer knowledge to staff to facilitate 

better understand how these climate projections can be applied in their day-to-day work to help build capacity 

and expertise.   

 

2.0 Anticipated Outputs and Outcomes 

Outcomes Outputs 

Region-specific climate projections that 
replicate the best practice approach for 
climate change analysis outlined in the 
Guide to Conducting a Climate Change 
Analysis: Lessons Learned from Durham 
Region (2020). This approach will produce a 
range of climate projections for the short, 
mid and long term, including extremes and 
averages. 

 A climate projections report that includes an overview of 
the methodology, analysis of the climate projections and its 
impacts on different sectors (e.g., natural environment, 
socio-economic, etc.), as well as maps and graphs for key 
climate variables 

 Climate model output in the format of data summary tables 
based on agreed climate parameters  

 Research on climate change impacts on key sectors 

 
 
Enhanced understanding and 
mainstreaming of climate data  

 Knowledge transfer session(s) for Regional staff to present 
the climate change data and transfer knowledge to staff on 
potential application of the climate projections for 
adaptation and resilience initiatives, as well as integration 
into day-to-day work  

 Other deliverables include presentation slides and 
recordings of session(s) held online 

 

PDS 6-2021 
Appendix 1
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3. Proposed Methodology 
The following provides an overview of the proposed methodology to be utilized by TRCA’s Climate Program to 

achieve the outcomes identified in the previous section.  

Obtain Historical and Future Climate Data: As a first step, TRCA will download historical and future climate data 

from the NA-CORDEX climate portal. TRCA will also identify, locate and download all climate stations in and 

around Niagara Region that contain a complete 30-year record of historical data.   

Present Methodology and Confirm Climate Parameters: TRCA will present the climate modeling process and list 

of climate parameters to Niagara Region staff and stakeholders. TRCA will facilitate a discussion to obtain 

consensus on the climate parameters (eg., average temperature, precipitation, growing season length, etc.) that 

will be analyzed.  

Undertake a Historical Characterization: TRCA will analyze climate trends for the baseline period (1971-2000). 

The analysis will include spatial, seasonal, and temporal trends. TRCA will also undertake a bias correction process 

to reduce the uncertainty in the historical climate projections.  

Produce a Future Climate Analysis: TRCA will model the future climate data, conducting a bias correction to the 

future climate projections to reduce uncertainty. The future climate analysis will also examine spatial, seasonal 

and temporal trends.   

Develop Climate Data Summary Tables:  It is proposed that as part of the climate modeling outputs, TRCA will 

develop climate data summary tables based on agreed climate parameters. Climate data summary tables will be 

provided for each time period (historical, as well as short, medium, and long-term future) for both the RCP 8.5 

(business-as-usual) and RCP 4.5 (stabilized) emission scenarios. TRCA will develop a Region-wide climate data 

summary table, along with three (3) additional climate summaries to describe and further distinguish climate 

trends for north, central, and southern Niagara Region, which can be used by the lower-tier municipalities.    

Produce a Final Climate Projections Report: TRCA will develop a climate projections report for use by Niagara 

Region. The report will feature the methodology used to derive the projections, an analysis of the climate 

projections and its impact on key sectors within Niagara Region (e.g., natural systems, agriculture, wine 

production, etc.), how the climate projections can be applied for practical use, as well as maps and graphs for key 

climate parameters. The key sectors will be further scoped with Niagara Region staff upon commencement of the 

project.    

Knowledge Transfer to Regional Staff: TRCA will provide one knowledge transfer session for Niagara Region staff 

to demonstrate the results of the climate projections, how the climate data can be used, and how it can be 

applied to various initiatives. The content and number of sessions can be further scoped with Niagara to ensure it 

reflects the needs of the Region. 

PDS 6-2021 
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4.0 Detailed Workplan and Timelines 

Tasks 
January 

2021 
February 

2021 
March 
2021 

April 
2021 

May 
2021 

June 
2021 

July 
2021 

August 
2021 

September 
2021 

October 
2021 

1. Methodology Development    

Draft a methodological approach in the form of a flow chart 
diagram, clearly indicating data inputs and outputs, analysis 
components, and engagement processes to be followed    

       

Develop slides in preparation for the Niagara Region staff and 
stakeholder meeting, including climate modeling process, climate 
stations to be used, and ideal climate parameters to confirm 
among stakeholders    

       

Send draft methodology and slides for review and comment by 
Niagara Region staff prior to meeting    

       

Present methodology, list of proposed climate parameters and 
next steps at the Niagara Region staff and stakeholder meeting. 
The objectives of the meeting are to a) seek consensus on 
deliverables of the project and b) seek consensus on climate 
parameter selection    

       

2. Applying the Methodology: Historical and Future Climate Analysis   

Identify, locate and download raw climate station time series 

 

  
  
  
  

 
  
  

       

Obtain gridded climate data (e.g., CANGRD) for re-interpolation 

 

 
  
 
  

  
  
  
  

       

Quality control climate data time series and fill in data gaps 

  
  
  
  

  
  
  
  

  
  
  
  

       

Undertake historical trend analysis and include baseline period 
(seasonal, annual, spatial) 

 
     

       

PDS 6-2021 
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Tasks 
January 

2021 
February 

2021 
March 
2021 

April 
2021 

May 
2021 

June 
2021 

July 
2021 

August 
2021 

September 
2021 

October 
2021 

Download and/or obtain climate model output for historical and 
future periods     

       

Determine anomalies in climate conditions and bias correct 
climate data    

       

Write all scripts to determine climate parameters as confirmed by 
Niagara Region, run scripts and QA/QC results to ensure accuracy    

       

Analyze future trends (seasonal, average, annual, extremes) and 
produce statistics in 10-year intervals, to be aggregated up to 30-
yr normal periods    

       

Based on historical and future data above, produce a series of 
graphs and maps to illustrate conditions    

       

Synthesize preliminary results in climate projections report for 
review    

       

Research climate change impacts on key sectors            

Circulate preliminary results for review/reference prior to Niagara 
Region staff and stakeholder meeting in June    

       

3. Revising Analysis & Developing the Climate Projections Report   

Host a meeting with Niagara Region, present preliminary analysis 
results and facilitate a discussion of needed refinement/revisions 
on analysis 

  
  
  
  

  
  
  
  

  
  
  
  

       

Comments received from Niagara Region 

  
  
  
  

  
  
  
  

  
  
  
  

       

Incorporate and address comments on analysis results from 
Niagara Region and stakeholders 

  
  
  
  

  
  
  
  

  
  
  
  

       

Draft Climate Projections Report 

  
  
  
  

  
  
  

  
  
  
  

       

Circulate climate projections report to Niagara staff for review, 
comment and input 
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Tasks 
January 

2021 
February 

2021 
March 
2021 

April 
2021 

May 
2021 

June 
2021 

July 
2021 

August 
2021 

September 
2021 

October 
2021 

Incorporate comments and revise climate projections report to 
produce final version 

  
  
  
  

  
  
  
  

  
  
  
  

       

4. Knowledge Transfer Session(s) and Climate Data Wrap-Up    

Schedule knowledge transfer session(s) (e.g., doodle polls, 
invitations, stakeholder communications) 

  
  
  
  

  
  
  
  

  
  
  
  

       

Logistics (including webinar setup, invitations, reminder emails) 

  
  
  
  

  
  
  
  

  
  
  
  

       

Draft final presentation slides based on project findings and 
circulate to Niagara 

  
  
  
  

  
  
  
  

  
  
  
  

       

Presentation and delivery 

  
  
  
  

  
  
  
  

  
  
  
  

       

Submit all final materials including climate data summary tables, 
climate projections report, presentation recordings 

  
  
  
  

  
  
  
  

  
  
  
  

       

Niagara Region to present project outputs & results to Regional 
committees and groups and other interested organizations (TBD)    
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5.0 Budget and Justification 

5.1 Proposed Budget  

The following table (see next page) provides a detailed summary of the proposed budget.   

5.2 Justification   

All costs have been estimated based on standard cost recovery charge-out rates, which include overhead and 

applicable fees. Travel expenses are not included in hourly budget and these are planned to be provided in-kind 

by project team members.  
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Task 

Hours Allocated  
 

Estimated Costs 
(Niagara Region) 

 

TRCA Climate Program Staff 

Senior Research Scientist 
($108.37/hr) 

Project Coordinator 
 ($63.22/hr) 

Research Analyst 
 ($72.24/hr) 

1. Methodology Development 

Outcomes for this deliverable include:  
a) Drafting the methodological approach, including data inputs and 

outputs, analysis components, and engagement process  
b) Preparing the presentation for the Niagara Region staff and 

stakeholder meeting including climate modeling process and climate 
parameters to be confirmed by stakeholders 

c) Presenting the draft methodology and list of climate parameters and 
seek consensus on model content and outcomes 

5hrs 35hrs 5hrs $3,115.75 

2. Applying the Methodology: Historical and Future Climate Analysis 

Outcomes for this deliverable include: 
a) Locate and download raw climate station time series and obtain 

gridded climate data (i.e., CANGRID) for re-interpolation 
b) Quality control climate data time series and fill in data gaps 
c) Undertake a historical trend analysis including the baseline period 
d) Download and obtain climate model output for historical and future 

periods 
e) Determine anomalies in climate conditions and bias correct climate 

data 
f) Write all scripts to determine climate parameters as confirmed by, 

run scripts and QA/QC results to ensure accuracy 
g) Analyze future trends (seasonal, average, annual, extremes) and 

produce statistics in 10-year intervals aggregated to 30-year normal 
periods 

h) Produce a series of maps ad graphs to illustrate conditions 

i) Synthesize preliminary results in summary document for review (i.e., 
summary tables (4 total)) 

j) Research climate change impacts on key sectors in Niagara Region  

5hrs 70hrs 320hrs  $28,084.05 

3. Revising Analysis & Developing the Climate Projections Report 

Outcomes for this deliverable include: 
a) Present preliminary results to Niagara Region  
b) Develop climate projections report 
c) Incorporate and address comments from Niagara Region staff and 

stakeholders 
d) Develop draft climate projections report and circulate to Niagara Region 
e) Incorporate comments from Niagara Region and produce final report 

5hrs 60hrs 5hrs $4,696.25 
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Task 

Hours Allocated  
 

Estimated Costs 
(Niagara Region) 

 

TRCA Climate Program Staff 

Senior Research Scientist 
($108.37/hr) 

Project Coordinator 
 ($63.22/hr) 

Research Analyst 
 ($72.24/hr) 

4. Knowledge Transfer Session and Climate Data Wrap-Up 

Outcome for this deliverable include:  
a) Draft final presentation slides  
b) Revise/finalize slide deck 
c) Deliver knowledge transfer session to Niagara Region staff  
d) Submit all climate data, final climate projections report, and knowledge 

transfer session recording 

5hrs 35hr 5hrs $3,115.75 

Totals: 20 hours 200 hours 335 hours $39,011.80 
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Supplemental Information 
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7.0 Project Team Members CVs 

The members of the project team have a wide range of experience and skills. The one page resumes below reflect 

their experience that is directly related to the project in this proposal. 

MICHELLE SAWKA  

PROJECT RELEVANT EXPERIENCE:  

SENIOR RESEARCH SCIENTIST, ECOSYSTEM AND CLIMATE SCIENCE| TORONTO AND REGION CONSERVATION 

AUTHORITY: 2013 - Present 

 Manages the multi-stakeholder Green Infrastructure Ontario Coalition, including conducting policy 

analysis, business planning, governance, budgeting, major task oversight, and communications. 

 Leads and coordinates scoping, planning, analysis, and communication of green infrastructure policy 

reviews and strategic research projects. 

 Oversees the Ontario Climate Consortium, including guiding research projects.  

 Builds relationships with transdisciplinary partners to build trust and influence to drive execution toward 

common green infrastructure and climate goals. 

 Presents regularly to a wide range of audiences. 

 Oversees the preparation of technical reports and briefing notes on environmental, economic, social, and 

health implications of green infrastructure, climate change, and urban forestry. 

PROJECT ASSISTANT, INSTITUTE FOR SOCIAL AND ENVIRONMENTAL TRANSITION: 2011 

 Researched and programmed an Excel-based tool to assist development of a resilience guidance 

framework for the Asian Cities Climate Change Resilience Network project. 

 Developed graphic material on the Urban Resilience Network for display in reports and presentations to 

municipal planners and project stakeholders 

 

PROJECT RELEVANT EDUCATION:  

Master of Applied Science | 2011 | Ryerson University 

· Environmental Science and Management 

Bachelor of Science | 2009 | University of British Columbia 

· Major: Physical Geography (Hydrology and Biogeography) 

· Minor: Biology 
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KRISTINA DOKOSKA 
    

PROJECT RELEVANT EXPERIENCE:  

PROJECT COORDINATOR, ONTARIO CLIMATE CONSORTIUM (OCC), TORONTO AND REGION 

CONSERVATION AUTHORITY: 2018 – Present 
 Provide expertise on a project-specific basis (e.g., Durham Region Climate Modeling project) 

 Undertake subject-appropriate research related to climate change adaptation planning and best practice 

review 

 Assist in organizing and facilitating various workshops related to climate change adaptation, as well as 

delivering presentations and webinars 

 Provide expertise around the nexus between planning, climate change, natural systems and reducing 

climate risks 

 Liaise with internal experts and project partners on the completion of partnership research projects or 

initiatives 

 Prepare plans, draft reports for review and circulation to external experts, stakeholders and Steering 

Committees 

RESEARCH ANALYST, ONTARIO CLIMATE CONSORTIUM, NOV 2017 – APRIL 2018 

 Document the integration of climate change considerations in environmental policies and plans in 

Durham Region 

 Research best practices for the integration of climate change information within the assessed policies and 

plans 

 Identify a consistent approach to updating the policies and plans based on best available science and best 

practices 

 Deliver a presentation to the Natural Environment and Climate Change Collaborative (NECCC) and 

Durham Community Climate Adaptation Plan (DCCAP) Steering Committee 

 Prepare a final report on the use of a consistent approach for policy/plan integration in Durham Region 

 

PROJECT RELEVANT EDUCATION:  

YORK UNIVERSITY (2019) 
Master of Environmental Studies (Environmental Planning) 

UNIVERSITY OF TORONTO (2015) 
Bachelor of Arts in Environmental Geography, Specialist (B.A.) 
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NEIL TAYLOR 

 

PROJECT RELEVANT EXPERIENCE:  

RESEARCH ANALYST, TORONTO AND REGION CONSERVATION AUTHORITY: 2016 – Present 

 Leading funding proposals to advance strategic priorities of TRCA and its municipal partners with respect 

to protection of wetlands and aquatic ecosystems from impacts of stormwater and climate change 

 Providing downscaled, bias-corrected climate change projection data to external partners 

 Producing geospatial layers to map estimated relative vulnerability of terrestrial ecosystems to climate 

change across TRCA jurisdiction 

 Overseeing data collection, management, and analysis for wetland hydrology monitoring network, 

including supervising seasonal staff and hiring interns  

 Communicating scientific information regarding watershed and climate change science to specialist and 

generalist audiences via watershed plans, at conferences, and in reports to funding agencies, municipal 

partners, and Board of Directors 

 Building collaborative research partnerships in ecohydrology with Toronto area universities, neighbouring 

conservation authorities, and municipal staff  

  

FIELD AND LABORATORY RESEARCHER, UNIVERSITY OF WATERLOO: 2012 – 2014  

 Published and presented research on water balances and carbon cycling in restored wetlands 

 Developed fieldwork plans and budgets for two four-month field seasons, supervised field assistants 

 Constructed and programmed meteorological station, installed wells, collected water and soil samples at 

study sites to inform thesis research questions 

 Modeled peatland hydrology to determine plant recolonization thresholds using HYDRUS-1D software  

  

PROJECT RELEVANT EDUCATION:  

UNIVERSITY OF WATERLOO (2014) 

Master of Science (Physical Geography / Hydrology) 

 

MCGILL UNIVERSITY (2010) 

Bachelor of Arts (Double Major, Physical Geography and History) 
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Recommendation Report: Regional Official Plan 
Amendment 18 and Local Official Plan 

Amendment 24 – Northwest Welland Urban 
Boundary Expansion Request  

 
 

Planning and Economic Development Committee 
PDS 3-2021 

January 13, 2021 

Kirsten McCauley, MCIP, RPP 

Acting Manager, Long Range Planning 
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Recommendation Report
Northwest Welland Urban Boundary Expansion

Presented by:

Kirsten McCauley, MCIP, RPP
Acting Manager, Long Range 

Planning
kirsten.mccauley@niagararegion.ca

Associated report:
PDS 3-2021

January 13, 2021Amendment 18 Amendment 24

148
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Purpose of ROPA 18 and LOPA 24

To amend  Welland’s urban 
area boundary to add 
approximately 190 ha 

249



Northwest Welland Expansion Area
Total Area:
Approx. 190 ha

Built-Up Area:
58 ha

Environmental 
Area: 
31 ha

Proposed 
Designated 
Greenfield Area:
102 ha

City of Thorold
Town of Pelham

3
50



ROPA 18
• Mapping changes to designate the 

NWE area as Urban Area on 
Schedules A, B, C, E1, E2, G1, G2 
and H. 

• Site specific policy area: 
• “Notwithstanding” to existing expansion 

policies of the balance of the ROP.  
• Subjects the NWE to the policies of the 

Northwest Welland Secondary Plan. 
• Ensures that the lands and forecasted 

growth will be fully accounted for in the 
Region’s Land Needs Assessment.

451



Modifications to LOPA 24
Resulted after additional work was done by Welland’s consultants in 
July 2020 and the release of the August 2020 Growth Plan.  

LOPA 24, as modified, achieves the same outcome of expanding 
Welland’s urban boundary. 

Modifications include: 
• “Notwithstanding” introduction to clarify the NWE boundary may be 

expanded regardless of other policies.
• Specific policies relating to Pre-MCR boundary expansions removed.
• Area specific policy area to recognize NW Welland Secondary Plan, 

urban design direction and the requirement to fully account for growth. 

552



Pre-MCR Urban Boundary Expansion 
The Growth Plan contains policies which allow for a settlement area 
boundary expansion in advance of a municipal comprehensive review, 
provided it meets applicable criteria, including: 

Sufficient capacity for infrastructure and public service facilities

Informed by applicable water, wastewater and stormwater plans

Protection of key hydrologic areas and natural heritage system

Review of agricultural system, minimum distance separation formulae and the agri-
food network

Growth will be fully accounted for in the land needs assessment associated with next 
MCR

653



Supporting Information
The ROPA application includes the following technical reports: 

• Planning Justification Report and Scoped Planning Justification Report
• Transportation Impact Study
• Functional Servicing Study
• Stormwater Management Report
• Natural Heritage Study/Environmental Impact Study 
• Cultural Heritage Assessment
• Agricultural Impact Assessment
• Financial Impact Assessment 

NWE work program took 3.5 years, was co-ordinated with the Region, and 
had careful review of the new Growth Plan policies.
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Recommendation for ROPA 18 and LOPA 24

 Public and agency comments 
considered.

 Consistent with and conforms with 
Provincial policy.

 Represents a plan for growth that has 
been sufficiently justified through the 
required technical studies. 

Next steps

• Council to approve ROPA
18 and LOPA 24.

• Appeal period.

• Complete the Northwest 
Welland Secondary Plan 
and bring forward for 
approval.
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Subject: Regional Official Plan Amendment 18 and Local Official Plan 
Amendment 24 – Northwest Welland Urban Boundary Expansion Request  

Report to: Planning and Economic Development Committee 

Report date: Wednesday, January 13, 2021 
 

Recommendations 

1. That Regional Official Plan Amendment No. 18 – Northwest Welland Urban Area 

Boundary Expansion BE APPROVED (attached as Appendix 2 to Report PDS 3-

2021); 

2.  That Local Official Plan Amendment No. 24 to the City of Welland Official Plan BE 
APPROVED as modified (Attached as Appendix 3 to Report PDS 3-2021); 

 
3. That all parties BE NOTIFIED of Regional Council’s decision in accordance with 

Planning Act, 1990 requirements; 

 

4.  That staff ISSUE a declaration of final approval for Regional Official Plan 

Amendment No. 18 and Local Official Plan Amendment No. 24, 20 days after notice 

of Council’s decision has been given, provided that no appeals have been filed 

against the decision, in accordance with Planning Act, 1990 requirements; and 

 

5. That this report BE CIRCULATED to the City of Welland. 

Key Facts 

 The purpose of this report is to recommend approval of the City of Welland’s request 

for an expansion of the urban settlement area boundary known as Northwest 

Welland.  

 

 The Region has exclusive jurisdiction to make decisions over urban boundaries.  

The instruments to expand the urban area boundary are the Region’s Official Plan 

Amendment 18 (“ROPA 18”) and City of Welland’s Local Official Plan Amendment 

24 (“LOPA 24”). 

 

 ROPA 18 and LOPA 24 are being advanced before the Region completes its new 

Niagara Official Plan (a “Pre-MCR” request).  In 2019, the Growth Plan was modified 
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to allow urban expansions to occur prior to new Official Plans (or a municipal 

comprehensive review, “MCR”), which was not previously allowed. 

 

 Both the Region and local Official Plan must be modified to allow an expansion.  

ROPA 18 is the Region’s Official Plan Amendment. LOPA 24 is Welland’s 

amendment, which was adopted by its Council on December 17, 2019.  

 

 Subsequent to the passing of LOPA 24, additional work was needed from Welland’s 

consultants in support of its proposed expansion. As a result, and to conform with 

Regional and Provincial policy and ROPA 18, the Region made modifications to 

LOPA 24. LOPA 24, as modified, achieves the same outcome as the original LOPA 

24 of expanding Welland’s urban boundary.  

 

 The requirements to proceed with an urban boundary expansion in advance of the 

Region’s Official Plan are substantial. In this case, significant technical studies were 

completed over several years, in co-ordination with the Region, and with careful 

review of the new Growth Plan policies. 

 

 The area in question is approximately 190 total hectares (ha), of which 102 ha will 

be Designated Greenfield Area (area for new development). The remaining area 

consists of Delineated Built-Up Area and the Natural Heritage System. 

 

 A statutory public meeting for the draft ROPA 18 was held on October 14, 2020 in 

accordance with Planning Act, 1990 requirements. All comments received from 

circulation and the public meeting have been reviewed and considered in the 

Region’s recommendations on ROPA 18 and LOPA 24.  

 

 ROPA 18 and LOPA 24, as modified, is consistent and conforms with Provincial 

policy.  

Financial Considerations 

There are no direct financial implications arising from this report.  
 
The cost to process ROPA 18 and LOPA 24 have been accommodated within the 
Planning and Development Services Department 2020 Operating Budget.  
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In the event Council’s decision is appealed to the Local Planning Appeal Tribunal, 

additional resources would be needed. In such case, a further report on financial 

implications will be provided.  

Analysis 

ROPA 18 was initiated by the City of Welland to add approximately 190 hectares of 

land, referred to as the Northwest Welland Expansion (“NWE") area, into the City’s 

urban area boundary.  

 

ROPA 18 covers an area generally running along Quaker Road and bound by the Town 

of Pelham and City of Thorold to the north, the rear lot lines of properties along Niagara 

Street to the east, Niagara College’s Welland Campus to the south and Line Avenue 

and Clare Avenue on the west (See Appendix 1). 

 

Background 
 

In 2017, Welland proposed the NWE work program to justify an urban boundary 

expansion and undertake a secondary plan process. At that time, the Growth Plan for 

the Greater Golden Horseshoe (“Growth Plan”) only permitted municipalities to consider 

urban boundary expansions as part of the Region’s MCR. In Niagara’s case, the MCR is 

the new Niagara Official Plan which is targeting a 2021 completion.  

 

The City’s original NWE work program was set up to propose the boundary expansion 

and secondary plan as part of the new Niagara Official Plan in 2021. 

 

The Growth Plan was amended in May 2019 to include new policies 2.2.8.5 and 2.2.8.6 

which allow for consideration of a settlement area boundary expansion of up to 40 ha in 

advance of an MCR, subject to the specific criteria of these policies.  

 

The Province later clarified through a November 12, 2019 letter issued by the Minister of 

Municipal Affairs and Housing that an upper-tier municipality may consider multiple, 

concurrent 40 ha expansions so long as the proposal meets the applicable policies of 

the Growth Plan (the “Nov. 2019 Minister Letter”).  

 

The Province also confirmed that the Region is the approval authority for Pre-MCR 

boundary expansion applications in accordance with Section 17 of the Planning Act, 

1990. 
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The City of Welland decided to advance the NWE boundary request pursuant to the 

new policies noted above, rather than its original plan of doing so as part of the 

Region’s new Niagara Official Plan. As a result, Welland was required to provide 

additional justification to support a Pre-MCR request. The additional justification was 

provided to the Region in July 2020, after which, the Region advised that it received a 

complete application.  

 

ROPA 18 and LOPA 24 are supported by the following technical studies:  

 

 Planning Justification Report (PJR) and Scoped PJR: The PJRs summarize the 

applicable planning policy, existing conditions and key inputs from the below studies 

to provide a planning rationale and recommendation for the NWE. The Scoped PJR 

demonstrated how the proposal met the applicable policies of the Growth Plan and 

included a draft land needs assessment based on growth to 2041. Importantly, the 

original PJR and Scoped PJR were submitted prior to the release of Amendment 1 

to the Growth Plan in August 2020. This application must be assessed for conformity 

to the August 2020 Growth Plan, which includes planning for population and 

employment growth to 2051.  

 

 Transportation Impact Study (TIS): identifies the capacity of the existing road 

network within the study area to determine the level of service, any upgrades to be 

required and informed the Secondary Plan work in terms of new road connections 

and active transportation facilities. 

 

 Functional Servicing Study (FSS): sets out the capacity of the existing 

infrastructure network to service the expansion lands and made recommendations 

for future servicing requirements. 

 

 Stormwater Management Report: demonstrates how stormwater runoff generated 

by the NWE lands will address water quality and quantity. 

 

 Natural Heritage Study / Floodplain and Natural Hazards Study: identifies impact 

on key hydrologic areas, natural heritage systems and how to mitigate any impact on 

natural heritage features. 

 

 Archaeological and Cultural Heritage Assessment: identifies the archaeological 

and built heritage features within the study area, evaluates these features and 

makes recommendations on mitigating any adverse effects of any further 
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development on built heritage and archaeological resources or areas of 

archaeological potential. 

 

 Agricultural Impact Assessment (AIA) and Addendum: assesses the impact of 

future development on prime agricultural areas and how to minimize and mitigate 

any impacts on the agricultural system. The AIA also reviewed the agricultural 

infrastructure within the study area to determine applicability and compliance with 

the minimum distance separation formulae. The Addendum considered alternative 

locations for boundary expansion, applicability of MDS, consultation efforts and 

impacts to the agri-food network. 

 

 Financial Impact Assessment: assesses the financial and economic impact of 

municipal services and utilities for the NWE area.  

 

This technical information has been reviewed internally by Regional staff from various 

departments and provided to prescribed agencies for comment. This information has 

also been used for the draft Secondary Plan policies and a land use plan, which will be 

advanced for consideration subsequent to a decision on ROPA 18.  

 
Regional Official Plan Amendment 18 
 
The Region is responsible for identifying and adjusting urban and rural settlement area 

boundaries. Changing boundaries to add land for future urban development requires an 

amendment to the Regional Official Plan that identifies those boundaries. This process is 

typically part of a MCR or new Official Plan; however, as noted above, new policies allow 

applications in advance of the MCR where specific conditions are met and demonstrated 

through technical justification. 

 

ROPA 18 would add approximately 190 ha of land to Welland’s urban area boundary. Of 

the total area, approximately 31 ha are Natural Heritage System and 58 ha are Built-Up 

Area. Approximately 102 ha are proposed for Designated Greenfield Area where new 

development will occur. These terms are explained later in this Report.  

 

The planning opinion provided by the applicant’s consultant in its scoped PJR indicated 

that only the boundaries need to be adjusted in the ROPA. No other Regional policies 

were recommended to be amended to conform with Provincial policy.  
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ROPA 18 consists of mapping changes to designate the NWE area as Urban Area on 

Schedules A, B, C, E1, E2, G1, G2 and H. Schedule A identifies the lands as 

Designated Greenfield Area and Built-Up Area, as applicable.  

 

ROPA 18 creates a site specific policy area in Section 13 of the Regional Official Plan 

(ROP) that applies “notwithstanding” existing expansion policies of the balance of the 

ROP. ROPA 18 identifies the NWE area and subjects it to the future approval of the 

Northwest Welland Secondary Plan.  

 

Additionally, a policy is included to ensure that the growth and development allocated to 

the NWE area will be fully accounted for in the Region’s Land Needs Assessment being 

completed as part of its forthcoming Official Plan. This is an explicit Growth Plan 

requirement to allow a Pre-MCR expansion and is discussed later in this Report. 

 

ROPA 18 is attached as Appendix 2.  

 

ROPA 18 and LOPA 24 address only the NWE area urban boundary. Specific land use 

permissions will be addressed in the forthcoming Northwest Welland Secondary Plan, 

as a separate local official plan amendment, after ROPA 18 and LOPA 24 have been 

addressed.  

 

Local Official Plan Amendment 24 

LOPA 24 adjusts the urban area boundary in Welland’s Official Plan to align with the 

ROPA 18 boundary. Since the Region is the approval authority for boundary matters, it 

retained authority to approve LOPA 24. 

 

The City of Welland adopted LOPA 24 on December 17, 2019 and circulated the notice 

of adoption on December 26, 2019.  

 

Around the same time, Region and City staff exchanged correspondence that confirmed 

the City will undertake additional work to demonstrate conformity with Regional and 

Provincial policy. That material was submitted in the summer of 2020 and the Region 

deemed the application complete in July 2020.  

 

Immediately after receipt, in August 2020, the Growth Plan was revised by the Province. 

The revisions included population and employment forecasts to 2051, amongst other 

things.  
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As a result of the materials submitted after the adoption of LOPA 24 in December 2019, 

and the release of the revised August 2020 Growth Plan, the Region modified LOPA 24. 

The Region removed policies that do not align with the current Regional Official Plan.  

 

The modified LOPA 24 achieves the same outcome as the original: the same 

boundaries are expanded. Specific policies relating to Pre-MCR boundary expansions 

have been removed as these are not contained in the Region’s Official Plan, to which 

LOPA 24 must conform. The Scoped PJR, provided after the passing of LOPA 24, 

recommended no text modifications to the ROP and no additional policies for Pre-MCR 

boundary expansions. A similar approach is used in the modified LOPA 24, where Pre-

MCR boundary expansions policies were removed to ensure conformity with the 

Region’s Official Plan. 

 

The modified LOPA 24 contains an explicit “notwithstanding” introduction, to clarify that 

the boundaries for these lands are expanded regardless of other policies of the local 

Official Plan. 

 

The modified LOPA 24 also creates a site specific policy area for the NWE to recognize 

the Northwest Welland Secondary Plan, urban design direction and the requirement to 

account for this growth in the Niagara Official Plan (municipal comprehensive review).  

 

The Region discussed the above-noted modifications with City staff and received their 

support.  

 

LOPA 24, as modified, is attached as Appendix 3. The details of the modification are 

included as Appendix 4. 

 

The forthcoming Northwest Welland Secondary Plan, a LOPA for future consideration, 

will implement the land use permission and protections for the NWE area.  

 

Policy Analysis 
 
ROPA 18 and LOPA 24 have been reviewed for consistency with the Provincial Policy 

Statement, 2020 (“PPS”) and conformity with the applicable Provincial Plan, being the 

Growth Plan. The NWE lands are outside the area covered by the Greenbelt Plan and 

Niagara Escarpment Plan. 

 

The PPS and Growth Plan must be read in its entirety and relevant policies are to be 

applied to each situation. 
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For the reasons set out below, ROPA 18 and LOPA 24 are consistent with the PPS, 

2020 and conform with the Growth Plan. 

 
Provincial Policy Statement, 2020 
 
The PPS, 2020 provides direction on land use planning to promote sustainable, strong 

communities, a strong economy, and a clean and healthy environment. PPS, 2020 took 

effect on May 1, 2020.  

 
The PPS encourages efficient development patterns that optimize the use of land, 

resources and public investment in infrastructure and public service facilities by 

promoting a mix of housing (including affordable and market-based range of residential 

types), employment, recreation, parks and open spaces. It encourages transportation 

choices that increase the use of active transportation and transit before other modes of 

travel. PPS policies direct the protection and enhancement of natural heritage features 

and systems, cultural heritage and archaeological resources, and the wise use and 

management of resources.  

 

The City of Welland is committed to accommodating growth through available 

intensification and existing Designated Greenfield Area opportunities; however, 

additional Community Area lands will be required to accommodate the allocated 

population and employment growth for the planning horizon. A discussion of 

accommodating growth is provide later in this Report.  

 

Policy 1.1.3.8 allows a planning authority to consider the expansion of a settlement area 

boundary only at the time a comprehensive review, subject to certain criteria.  

 

The NWE area technical studies noted above satisfy the criteria contained in Policy 

1.1.3.8; including:  

 

 consideration of opportunities to accommodate growth throughout the municipality,  

 availability of infrastructure and public service facilities,  

 minimal impact on prime agricultural lands, compliance with MDS and mitigation of 

any impacts to agricultural operations. 

 

The PPS directs that Provincial plans are to be read in conjunction with the PPS. Where 

the policies of provincial plans address the same, similar, related, or overlapping 

63



PDS 3-2021 
January 13, 2021 

Page 9  
______________________________________________________________________ 

 
matters as the policies of the PPS, applying the more specific policy of the provincial 

plan satisfies the more general requirements of the PPS. 

 
A Place to Grow - Growth Plan for the Greater Golden Horseshoe (2020) 
 

The Growth Plan provides a strategic, long-range growth management framework for 

the Greater Golden Horseshoe area. The Growth Plan supports Ontario’s vision of 

building stronger, more efficient, prosperous communities.  

 
As noted above, the August 2020 Growth Plan contains policies which allow for 

consideration of a settlement area boundary in advance of a municipal comprehensive 

review (new Niagara Official Plan), provided it meets applicable criteria (ss. 2.2.8.5 and 

2.2.8.6). 

 
Specifically, policy 2.2.8.5 states that, notwithstanding other policies, a settlement area 

boundary expansion may occur in advance of a municipal comprehensive review, 

provided certain criteria are met, which are summarized below with comment: 

 
a) the lands that are added will be planned to achieve at least the minimum density 

target in policy 2.2.7.2 or 2.2.5.13, as appropriate; 
 
In association with these applications, the City of Welland undertook a Secondary 

Plan process for the NWE area. This Secondary Plan will ensure that the lands are 

planned and designated to meet or exceed the minimum density target of 50 

persons and jobs per hectare and contribute to Welland’s intensification target. 

 
b) the location of any lands added to a settlement area will satisfy the applicable 

requirements of policy 2.2.8.3; 
 
 A discussion of this policy is provided below. 
 
c) the affected settlement area is not a rural settlement or in the Greenbelt Area; 
 
 The NWE is not a rural settlement or in the Greenbelt Area.  
 
d) the settlement area is serviced by municipal water and wastewater systems and 

there is sufficient reserve infrastructure capacity to service the lands; and 
 

Existing municipal infrastructure runs along Quaker Road through the study area. 

The Functional Servicing Study confirms sufficient reserve capacity available to 

service the area. The Northwest Welland Secondary Plan will provide more 
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detailed direction for land use to fully evaluate the servicing requirements. In 

addition, a phasing plan may be prepared to inform the installation of the 

infrastructure to service this future urban area.  

 
e) the additional lands and associated forecasted growth will be fully accounted for in 

the land needs assessment associated with the next municipal comprehensive 
review. 

 
 This policy is addressed in the “Land Needs Assessment” section below.  
 

The lands and forecasted growth in ROPA 18 and LOPA 24 will be fully accounted 
for in the Region’s forthcoming new Official Plan. 

 
Policy 2.2.8.6 of the Growth Plan states:  
 

For a settlement area boundary expansion undertaken in accordance with policy 
2.2.8.5, the amount of land to be added to the settlement area will be no larger 
than 40 hectares. 

 
ROPA 18 and LOPA 24 cover a total area of approximately 190 ha, which includes 

a Designated Greenfield Area of approximately 102 ha. The applications are for 

multiple, concurrent, 40 ha expansions consistent with the above policy and the 

Nov. 2019 Minister Letter.  

 

As noted above, Policy 2.2.8.5(b) requires satisfaction of the applicable requirements of 

policy 2.2.8.3.  Policy 2.2.8.3 states:  

 

Where the need for a settlement area boundary expansion has been justified in 

accordance with policy 2.2.8.2, the feasibility of the proposed expansion will be 

determined and the most appropriate location for the proposed expansion will be 

identified based on the comprehensive application of all of the policies in this Plan, 

including the following:  

 
a) there is sufficient capacity in existing or planned infrastructure and public service 

facilities;  
 
The NWE area currently has municipal water and sewer infrastructure covering the 

area. There are public service facilities within and in close proximity to the area to 

serve future residents.  
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b) the infrastructure and public service facilities needed would be financially viable 

over the full life cycle of these assets;  
 
The Financial Impact Assessment reviewed the viability of the required 

infrastructure to service the NWE area based on the land use plan prepared for the 

Secondary Plan. This Assessment found the plan to be fiscally sustainable over the 

long term. 

 

c) the proposed expansion would be informed by applicable water and wastewater 

master plans or equivalent and stormwater master plans or equivalent, as 

appropriate;  

 

The NWE and Secondary Plan have been informed by the functional servicing 

study, the municipal servicing conceptual design report and the stormwater 

management report. Each of these reports demonstrates capacity available to 

support the expansion. 

 

d) the proposed expansion, including the associated water, wastewater and stormwater 

servicing, would be planned and demonstrated to avoid, or if avoidance is not 

possible, minimize and mitigate any potential negative impacts on watershed 

conditions and the water resource system, including the quality and quantity of 

water;  

 

The stormwater management plan and municipal servicing conceptual design 

address potential impacts to the watershed and water resource system. Key 

direction from these studies will be further implemented through the Secondary Plan. 

 

e) key hydrologic areas and the Natural Heritage System for the Growth Plan should be 

avoided where possible;  

 

The Natural Heritage Study and Floodplain and Natural Hazards Study define the 

limits of the Natural Heritage System and provided direction for protection and 

conservation of features. Related policies will be incorporated into the Secondary 

Plan. 

 

f) prime agricultural areas should be avoided where possible. To support the 

Agricultural System, alternative locations across the upper- or single-tier municipality 

will be evaluated, prioritized and determined based on avoiding, minimizing and 
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mitigating the impact on the Agricultural System and in accordance with the 

following:  

i. expansion into specialty crop areas is prohibited;  

ii. reasonable alternatives that avoid prime agricultural areas are evaluated; and  

iii. where prime agricultural areas cannot be avoided, lower priority agricultural 

lands are used;  

 

The Agricultural Impact Assessment (“AIA”) and Addendum confirm the NWE is not 

within a Special Crop Area, has poorer quality soils with a low potential for producing 

fruits or vegetables, and has a high level of land fragmentation. The NWE area does 

not contain agricultural infrastructure and the area is relatively isolated as it is 

completely surrounded by urban land uses. 

 
In considering alternative locations, Niagara Region is predominantly either 

Specialty Crop Area (Greenbelt Area) or prime agricultural lands (majority of the rest 

of Niagara). There are some lower agricultural-quality lands located outside the 

municipal boundary of Welland in the area of Hwy 3 and the Lake Erie shoreline. 

 

Other Welland locations were considered. Only one area is Rural Lands that is not 

considered prime agriculture. Those lands are heavily constrained by natural 

heritage features and, for that and other reasons, would not satisfy the criteria for a 

boundary expansion. 

 

g) the settlement area to be expanded is in compliance with the minimum distance 

separation formulae;  

 

The AIA and Addendum reviewed the study area for agriculture-related 

infrastructure, livestock barns or other facilities that aid in agricultural production and 

processing. This work determined there were no significant agriculture-related 

infrastructure and, therefore, in compliance with MDS formulae. 

 

h) any adverse impacts on the agri-food network, including agricultural operations, from 

expanding settlement areas would be avoided, or if avoidance is not possible, 

minimized and mitigated as determined through an agricultural impact assessment;  

 

The AIA and Addendum submitted by the City concluded that there would be no 

adverse impacts to the agri-food network for the following reasons. The NWE area 

lacks agricultural infrastructure, has no agricultural services, farm markets, 

distributors or primary processors with the study area. The area is also relatively 
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fragmented, isolated from other agricultural land and bordered by urban 

communities on all sides. 

 

i) the policies of Sections 2 (Wise Use and Management of Resources) and 3 

(Protecting Public Health and Safety) of the PPS are applied;  

 

The policies of Sections 2 and 3 of the PPS have been applied through the Natural 

Heritage Study and Floodplain and Natural Hazards Study. The Natural Heritage 

System has been identified and will be protected through the policies of the 

Secondary Plan. 

 

j) the proposed expansion would meet any applicable requirements of the Greenbelt, 

Oak Ridges Moraine Conservation, Niagara Escarpment, and Lake Simcoe 

Protection Plans and any applicable source protection plan; and  

 

The NWE area is not within the areas covered by the above-referenced Plans or any 

applicable source protection plan.  

 

k)  within the Protected Countryside in the Greenbelt Area, subject to criteria. 

 

The NWE area is not within the Greenbelt Plan. 

 

Delineated Built-Up Area and Designated Greenfield Area 
 
The Growth Plan defines development areas as “Delineated Built-up Area” (“DBUA”) 

and “Designated Greenfield Areas” (“DGA”). This section covers how the Growth Plan 

distinguishes between these areas and how it applies to the NWE area. 

 

Generally, DBUA can be thought of as existing developed areas as of 2006, when they 

were identified by the Province. DBUA is defined as: 

 

The limits of the developed urban area as defined by the Minister in 

consultation with affected municipalities for the purpose of measuring the 

minimum intensification target in this Plan. 

 

The DBUA is strictly defined by the Province and cannot be changed by the Region.  

Mapping of the DBUA was completed by the Province in 2008 and has not been 

updated since then. 
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Parts of the NWE area are shown within the DBUA even though they are currently 

outside the urban settlement area. Such urban uses include an existing subdivision, 

school sites and developed residential properties. Parts of these lands are serviced.  

 

Areas covered by DBUA are included in that component of the Region’s land needs 

assessment that calculates intensification. Intensification refers to how much new 

development occurs on those lands at a higher density than currently exists.  

Intensification is discussed further in the section below. 

  

The DBUA in the NWE area is approximately 58 ha.  

 

DGA are areas designated for new development but are generally unplanned (again, as 

of 2006). DGA is defined as: 

 

Lands within settlement areas (not including rural settlements) but outside 

of delineated built-up areas that have been designated in an official plan 

for development and are required to accommodate forecasted growth to 

the horizon of this Plan. Designated greenfield areas do not include excess 

lands. 

 

Approximately 102 ha of the NWE is DGA lands. 

 

In addition to the DBUA and DGA, the balance of the NWE is the Natural Heritage 

System (“NHS”), which covers approximately 31 ha. The NHS area is not included in 

the land needs assessment calculation to establish need since the NHS will be 

protected and not developed.  

 

In summary, the NWE covers 190 ha, but only the DGA is anticipated for new 

development. For the purpose of calculating the NWE residential land needs, the 

relevant calculation is the amount of DGA needed. 

 
Land Needs Assessment  
 
As noted above, Growth Plan policy 2.2.8.5(e) sets out that a settlement area boundary 

expansion may occur in advance of a MCR, where:  

 

the additional lands and associated forecasted growth will be fully 

accounted for in the land needs assessment associated with the next 

municipal comprehensive review. (emphasis added) 
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The Region, as an upper-tier municipality, is responsible for allocating Growth Plan 

forecasts to local municipalities and conducting the Land Needs Assessment. 

In order to support an urban boundary expansion in advance of a MCR, the Region 

must be satisfied that it can fully account for the additional lands within the next MCR’s 

land needs assessment.  

 

As previously noted, the August 2020 Growth Plan extended population and 

employment forecasts from 2041 to 2051. At that time, it also released a new land 

needs assessment methodology – the document used to guide the calculation of land 

needs.  

 

Prior to the release of the August 2020 Growth Plan, the Region had a working draft of 

a 2041-based land needs assessment. The Region is now working expeditiously with its 

consultants to provide a 2051-based land needs assessment consistent with the new 

Provincial methodology. Staff anticipate a draft in early 2021. 

 

As noted above, to assess whether or not the lands and associated growth of the NWE 

applications can be fully accounted for, the Region uses its most current information at 

the time of writing this report, being its working draft of the lands needs assessment.  

The Region also relies on the justification of the Scoped PJR, although that document 

has limitations as it was completed prior to the August 2020 Growth Plan. 

 

The Region must conduct the lands needs assessment to determine the amount of land 

required for a municipality to accommodate forecasted population and employment to 

the planning horizon of 2051. The assessment will determine if a municipality has a 

need for additional lands or if a municipality has lands in excess of what is required. 

 

The land needs assessment is technical and involves many inputs.  One of the more 

significant inputs is the intensification rate, being the amount of land redeveloped on 

existing lands (i.e. DBUA, noted above) rather than new lands (i.e. DGA, noted above).  

The intensification rate is often expressed as a percentage of the amount of 

intensification to the overall housing growth of the Region. 
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In Welland’s case, City staff advised they seek an intensification rate of 60%.1 This rate 

was arrived at after many meetings between the Region and City staff. Through these 

discussions, Region and Welland staff agreed that the DBUA is currently achieving an 

intensification rate higher than 60%; however, an intensification rate of 60% over the 

long-term is appropriate based on overall development trends to 2051. 

 

Regional staff support a 60% intensification rate for Welland.  

 

Another important input to the land needs assessment is the population growth 

assigned to local municipalities. The Growth Plan provides population forecasts at a 

Regional scale and the Region is responsible for allocating that growth to local 

municipalities. Only the Region can assign the local population forecasts. This must be 

done with consideration of growth across all local municipalities in the Region as there 

is a fixed amount of overall growth forecasted to the Region. 

 

The Region previously established growth forecasts for local municipalities to 2041, 

used for transportation planning and development charges, amongst other things. The 

local forecasts are now being updated to conform with the 2051 forecasts provided in 

the August 2020 Growth Plan.  

 

For the purpose of calculating residential land needs, the Region must consider 

anticipated growth to 2051 and not plan growth based only on recent or short-term 

trends. The Region’s interim analysis incorporates a steady growth rate for Welland, 

with a slight acceleration in the later part of the planning horizon. 

 

The Region’s working draft land needs assessment (“Region’s DLNA”) suggests 

residential growth for the City of Welland to be no less than 72,000 people by 2051.  

 

With a 60% intensification rate and a residential population forecast of 72,000 to 2051, 

the Region’s DLNA sets out a need for no less than 96 Ha of DGA land need, that is not 

currently accounted for in DGAs within the current settlement area boundary.   

                                            

1  This means 6 of every 10 future units will be developed within the DBUA and the majority of the 
remainder will be in the DGA.  
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On this basis, the Region is satisfied that the NWE lands and the allocation of growth 

will be fully accounted for in the final land needs assessment for the Niagara Official 

Plan. 

Input on ROPA 18 

 

Statutory Public Meeting 

 

The Planning Act, 1990, requires that a statutory public meeting be held for all 

amendments to Official Plans. A public meeting was held on October 14, 2020 to 

present a draft of ROPA 18 to Planning and Economic Development Committee and 

receive comments from the public. 

 

The Notice of Public Meeting was advertised on September 24, 2020 in newspapers 

having general circulation in and around the study area. Notice of the meeting was also 

provided to prescribed agencies and those that had already provided comments.  

Several written submissions were provided at and following the public meeting. No 

comments were received from the public at the Public Meeting. 

 

Public and Agency comments 

 

All comments received have been reviewed and considered in the Region’s 

recommendation prior to finalizing ROPA 18. The comments received are attached as 

Appendix 5.  

 

Correspondence provided as part of the circulations for both ROPA 18 and LOPA 24 

was generally mixed in support and opposition. Comments submitted in opposition 

related mainly to concern with overdevelopment, perceived loss of property rights, and 

local matters related to road upgrades and infrastructure connection.  

 

Comments in support of the NWE encouraged the growth of the area as a complete 

community.  

 

Several submissions contained questions or comments that would be addressed at a 

later stage by the Secondary Plan or will be implemented through future development 

approvals in the study area. 

 

Prescribed agencies were also provided notice of ROPA 18 and LOPA 24, including a 

formal request for comments with study information. 
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The City advised that no comments were received as a result of the agency circulation 

for LOPA 24. 

 

The Region received several agency comments. Generally, Regional staff and agencies 

did not object to the NWE and had comments that were focused on particular matters 

that will be addressed through the planning direction of the NW Welland Secondary 

Plan. 

 

On November 2, 2020, one window comments were received from the Ministry of 

Municipal Affairs and Housing, Ministry of Transportation, Ministry of Natural Resources 

and Forestry and Ministry of Agriculture, Food and Rural Affairs.  

 

The table below summarizes the Ministries’ comments and a response. Responses 

provided were discussed with City staff and have their support.  

 

Summary of Comment Response 

 

ROPA 18 does not appear to 

conform with the in-effect 

Niagara Regional Official 

Plan. 

 

We disagree. The ROPA 18 language allows for an 

expansion to occur notwithstanding any other policies 

of the Plan that would prohibit it. The notwithstanding 

language has been modified from the version sent to 

the Ministry to clarify this intent.   

 

The proposed expansion area 

is larger than 40 hectares 

which does not conform with 

policy 2.2.8.6 of the Growth 

Plan. 

 

As noted earlier in this Report, the Nov. 2019 Minister 

Letter specifically advised that multiple 40 ha 

expansions could be considered so long as they met 

applicable criteria.  

 

If necessary, the Region could pass separate 40 ha 

expansion Official Plan Amendments to achieve the 

same outcome. However, this is unnecessary since 

the Region is of the view that multiple 40 ha 

expansions can be processed as part of one 

Regional Official Plan Amendment application.   
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Summary of Comment Response 

 

ROPA 18 proposes a major 

settlement area boundary 

expansion which is required 

to be considered through the 

Region’s new Official Plan / 

Municipal Comprehensive 

Review program as per policy 

2.2.8.2 of the Growth Plan. 

 

The Region has been working with the City on the 

NWE and Secondary Plan since 2017.  

 

The Growth Plan allows for expansions in advance of 

a municipal comprehensive review where detailed 

conditions are met. While difficult to meet, in this case 

the City of Welland has done so.   

 

It is unclear how the 

proposed expansion lands 

can be justified when the 

preliminary land needs 

assessment demonstrates a 

need for 42 hectares of 

additional greenfield land. 

At the time the Scoped PJR materials were prepared, 

the August 2020 Growth Plan had not been released.  

The rationale relating to the 42 ha of land is no longer 

current. 

 

The Region is relying on its draft land needs 

assessment materials, as noted above. The Region is 

of the view that the NWE lands and allocation of 

growth can be fully accounted for in the final land 

needs assessment for its new Official Plan. 

 

It is unclear how the minimum 

Designated Greenfield Area 

density target will be 

achieved for the proposed 

lands to be added. 

 

The NW Welland Secondary Plan will provide 

additional direction on targets to be achieved based 

on the final land use plan and policy permissions.  

 

Information provided for the NW Welland Secondary 

Plan indicates the NWE area has been planned to 

meet or exceed the minimum density target. 

 

Concerns with the Agricultural 

Impact Assessment, including 

that no alternative locations 

which avoid prime agricultural 

areas were evaluated. 

The City of Welland provided an addendum to the 

Agricultural Impact Assessment to address this 

comment, amongst other things. The Addendum 

considered other areas of Niagara and concluded 

that the NWE area was the most suitable location to 

accommodate an expansion for Welland.  
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Conclusion 

The rules for a Pre-MCR expansion are new. They were not in the Growth Plan when 

Welland started its process in 2017. The City elected to adjust its process to conform 

with those new policies. It submitted additional material to complete its Regional Official 

Plan Amendment application in summer 2020, subsequent to the passing of LOPA 24 in 

December 2019. 

  

As a result of the materials submitted after the adoption of LOPA 24, and the release of 

the revised August 2020 Growth Plan, the Region modified LOPA 24. The Region 

removed policies that do not align with the current Regional Official Plan.  

 

The Region and City have worked together on the work plan for NWE expansion. The 

Region is satisfied the City has met the requirements for this expansion.  

In making this recommendation, the Region has relied on the justification of the 

supporting studies and Scoped PJR, although staff note this was completed prior to the 

August 2020 Growth Plan.   

The Region must satisfy itself that the lands and associated forecasted growth of the 

NWE applications will be fully accounted for in the land needs assessment associated 

with the next MCR. Although still draft, the Region’s DLNA suggests the NWE area 

lands can be fully accounted for when the Region completes its land needs assessment 

for its new Official Plan.  

Staff are supportive of this application as it represents the collective effort to plan for 

growth and has been sufficiently justified through the required technical studies.  

The Northwest Welland Secondary Plan will be brought forward for Regional approval 

following the completion of ROPA 18 and LOPA 24. 

Alternatives Reviewed 

Alternative Option 1:  

 

Council could choose not to approve ROPA 18 and LOPA 24. This alternative is not 

recommended because Staff are satisfied the City has met the Provincial policy 

requirements and have sufficient justification in its materials and planning opinion. The 

Region has worked with Welland on its NWE work program to consider the expansion 

and secondary plan process.  
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Alternative Option 2:  

 

Council could choose to approve ROPA 18 and LOPA 24, without modifications. This 

alternative is not recommended because LOPA 24 was modified as a result of the 

materials submitted after the initial passing of LOPA 24 in December 2019 and the 

release of the revised Growth Plan in August 2020. The Region modified LOPA 24 to 

remove policies that do not align with the current Regional Official Plan and ensure 

conformity with ROPA 18.  

 

Alternative Option 3: 

Council could choose to support one 40 ha expansion, or another amount that is less 

than the full NWE area. This option is not recommended because it has been 

demonstrated through the Region’s DLNA that the entire area can be fully accounted for 

in the Region’s new Official Plan. The Region is satisfied that any remaining matters 

can be addressed through the forthcoming NW Welland Secondary Plan. 

Relationship to Council Strategic Priorities 

ROPA 18 and LOPA 24 will support the following Council strategic priorities: 

 

 Healthy and Vibrant Community – the NWE area will provide DGA for future growth 

and appropriately recognize DBUA in the City of Welland. The NWE area has been 

proactively planned through the various studies and Secondary Plan work to evolve 

into a complete community. 

 

 Responsible Growth and Infrastructure Planning – the NWE area currently has 

infrastructure that traverses the area. The expansion will allow for orderly growth to 

occur and to utilize this infrastructure in a fiscally responsible manner. 

Other Pertinent Reports 

PDS 6-2020 - City of Welland Application for Regional Official Plan Amendment 

 

CWCD 300-2020 - Regional Official Plan Amendment 18 – NW Welland Boundary 

Expansion – Ministries’ Comments 

 

76



PDS 3-2021 
January 13, 2021 

Page 22  
______________________________________________________________________ 

 
PDS 23-2020 - Statutory Public Meeting for Regional Official Plan Amendment (ROPA) 

18 (Northwest Welland Urban Boundary Expansion) 

 

PDS 29-2020 - Settlement Area Boundary Review Program: Growth Plan Forecasts and 

Land Needs Assessment Update 

 

 

________________________________ 
Prepared by: 
Kirsten McCauley, MCIP, RPP 
Acting Manager, Long Range Planning 
Planning and Development Services 

 
 
 
 
 
 

_______________________________ 
Recommended by: 
Doug Giles, MES, BUP 
Acting Commissioner 
Planning and Development Services

________________________________ 
Submitted by: 
Ron Tripp, P.Eng. 
Acting Chief Administrative Officer  

This report was prepared in consultation with Isaiah Banach, Acting Director, 

Community and Long Range Planning. 

Appendices 

Appendix 1 Location Map 

Appendix 2  Regional Official Plan Amendment 18 

Appendix 3  Welland’s Official Plan Amendment 24 (as modified) 

Appendix 4 Modifications to LOPA 24 

Appendix 5 Public and Agency Comments on ROPA 18 
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Amendment No. 18 
To The Official Plan  

for the Niagara Planning Area 
 
PART “A” – THE PREAMBLE 
 
The preamble provides an explanation of the Amendment including the purpose, location, 
background, and basis of the policies and implementation, but does not form part of this 
Amendment. 
 

- Title and Components 
- Purpose of the Amendment 
- Location of the Amendment 
- Background 
- Basis for the Amendment 
- Implementation 

 
 
PART “B” – THE AMENDMENT 
 
The Amendment describes the modifications to the mapping of Official Plan for the Niagara 
Planning Area, which constitute Official Plan Amendment No. 18. 
 
 
PART “C” – THE APPENDICES 
 
The Appendices provide information regarding public participation and agency comments 
relevant to the Amendment, but do not form part of this Amendment. 
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PART “A” – THE PREAMBLE 

 
TITLE AND COMPONENTS: 
 
This document, when approved in accordance with Section 17 of the Planning Act, 1990, shall 
be known as Amendment 18 to the Official Plan of the Niagara Planning Area.  
 
Part “A” – The Preamble, contains background information and does not constitute part of 
this Amendment.  
 
Part “B” – The Amendment constitutes Amendment 18 to the Official Plan of the Niagara 
Planning Area.  
 
Part “C” – The Appendices, does not constitute part of the Amendment. These Appendices 
contain information related to public involvement and agency comments associated with the 
Amendment. 
 
PURPOSE OF THE AMENDMENT: 
 
The purpose of this Amendment is to amend the urban boundary of the City of Welland to 
add approximately 190.3 hectares of lands known as the Northwest Welland and designate 
these lands as Designated Greenfield Area and Built-Up Area, as applicable. 
 
LOCATION OF THE AMENDMENT: 
 
The amendment affects land within the City of Welland, generally running along Quaker 
Road and bounded by the Town of Pelham and City of Thorold to the north, the rear lot 
lines of properties along Niagara Street to the east, Niagara College Welland Campus to the 
south and Line Avenue and Clare Avenue on the west. 
 
BACKGROUND: 
 
Welland’s urban settlement area boundary expansion process commenced in 2017, a two 
phase process involving justifying the boundary expansion and the creation of a Secondary 
Plan.  
 
When the work plan started in 2017, the Growth Plan for the Greater Golden Horseshoe 
(Growth Plan) only permitted municipalities to consider urban boundary expansions as part 
of the Region’s municipal comprehensive review (MCR). In Niagara’s case, the MCR is the 
new Regional Official Plan (ROP) which is targeting a 2021 completion. The Region agreed 
to the City’s work program on the basis that the required supporting information to justify a 
boundary expansion would feed into the Region’s new ROP in 2021. 
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The Growth Plan was amended in May, 2019 to include new policies which allow for 
consideration of urban boundary expansions of 40ha in advance of a municipal 
comprehensive review, subject to specific criteria. The Province later clarified through a 
November 12, 2019 letter that an upper-tier municipality may consider multiple 40 ha 
expansions so long as the proposal meets the applicable policies of the Growth Plan. The 
Province also confirmed that 40 ha boundary expansion applications would be considered 
by the Region as the approval authority in accordance with Section 17 of the Planning Act, 
1990. 
 
The City of Welland submitted an application for a Regional Official Plan Amendment (ROPA) 
to consider the urban settlement area boundary expansion for the entire Northwest study 
area via multiple, concurrent 40 ha expansions, as set out in the Growth Plan and the above-
mentioned Provincial letter.  
 
The ROPA application is supported by the following technical reports:  
 

• Planning Justification Report and Scoped Planning Justification Report 
• Transportation Impact Study 
• Functional Servicing Study 
• Stormwater Management Report 
• Natural Heritage Study/Environmental Impact Study  
• Cultural Heritage Assessment 
• Agricultural Impact Assessment 
• Financial Impact Assessment  

 
The technical information has been used to evaluate the boundary expansion based on the 
preferred land use concept for the associated Secondary Plan.  
 
In total, the amendment area comprises approximately 190.3 hectares, of which 
approximately 31 hectares are protected environmental features within Natural Heritage 
System and approximately 58 hectares of the area is currently occupied by existing uses and 
designated as Built-Up Area on Schedule A of the City’s Official Plan and the Province’s Built 
Boundary Mapping. Therefore, approximately 102 hectares of the amendment area will 
contribute to future designated greenfield development. 
 
 
BASIS FOR THE AMENDMENT: 
 

a) The Amendment was the subject of a Public Meeting held in accordance with the 
Planning Act, 1990 on October 14, 2020. 
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b) The amendment has been supported by numerous required technical studies to 
justify the expansion in accordance with policies 2.2.8.3, 2.2.8.5 and 2.2.8.6 of the 
Growth Plan. 

c)  Based on the Region’s review of the Planning Act, 1990, the Provincial Policy 
Statement, applicable Provincial plans, the Regional Official Plan, and public and 
agency comments, Regional staff is of the opinion that the Amendment is 
consistent and conforms with provincial policy and represents good planning. 

 
 

IMPLEMENTATION: 
 
Section 14, Implementation of the Official Plan for the Niagara Planning Area, shall continue 
to apply where applicable. 
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PART “B” – THE AMENDMENT 
 

Amendment 18 
To The Official Plan for the 

Niagara Planning Area 
 
The Official Plan for the Niagara Planning area is amended as follows: 
 
Map Changes (attached)  
 

1. The following Regional Official Plan schedules are hereby amended to modify Niagara 
Region’s Urban Area Boundary for the City of Welland and redesignate the subject lands as 
shown on Schedule A to this amendment (attached) as follows:  
 

a.   Schedule A: Regional Structure is amended to extend the Urban Area Boundary 
to include the amendment area and to redesignate the Good General 
Agriculture Area and Rural Area to Built-Up Area and Designated Greenfield 
Area;   

 
b.  Schedule B: Agricultural Land Base is amended to redesignate the amendment 

area from Good General Agriculture Area and Rural Area to Urban Area;  
 
c.  Schedule C: Core Natural Heritage is amended to identify the amendment area 

as Urban Area; 
 
d. Schedule E1: Transportation Infrastructure is amended to identify the 

amendment area as Urban Area; 
 
e.  Schedule E2: Strategic Cycle Network is amendment to identify the 

amendment area as Urban Area; 
 
f. Schedule G1: Niagara Economic Gateway is amended to identify the 

amendment area as Gateway Economic Centre; 
 
g. Schedule G2: Niagara Economic Gateway Employment Lands is amended to 

identify the amendment area as Urban Area; and 
 
h. Schedule H: Source Water Protection is amended to identify the amendment 

area as Urban Area. 
 
A key map of the subject lands will be provided for reference purposes and does not 
constitute part of the Amendment. (see Appendix 1) 
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Text Changes 
 
Part II – New Policies 

The following text is added as Policy 13.K.1.5: 

Notwithstanding Policy 4.D.1.1, or any other policies of this Plan that may prohibit the 
following, the following applies to the lands generally located along Quaker Road and 
bounded by the Town of Pelham and City of Thorold to the north, the rear lot lines of 
properties along Niagara Street to the east, the former urban boundary and Niagara College 
campus to the south and Line Avenue and Clare Avenue on the west, and more specifically 
shown on the Key Map, as being within the urban boundary of the City of Welland: 

The land use permissions shall be in accordance with land use schedule and policies of the 
Northwest Welland Secondary Plan. No development shall occur prior to the approval of 
this Secondary Plan. 

The boundaries of the Environmental Protection Area and Environmental Conservation 
Area shall reflect the approved Northwest Welland Secondary Plan, as informed by the 
Natural Heritage Review, and any other approval authority requirements.  

The Northwest Welland lands and forecasted growth will be fully accounted for in the land 
needs assessment associated with the Region’s new Official Plan (municipal comprehensive 
review). 

Appendix 1:  

The following is added to Section 13.K: 
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THE CORPORATION OF THE CITY OF WELLAND 
BY-LAW NUMBER 2019/63 

 
A BY-LAW TO AUTHORIZE THE ADOPTION 
OF OFFICIAL PLAN AMENDMENT NO. 24 

 
WHEREAS the Official Plan of the Corporation of the City of Welland was 

adopted by the City of Welland on May 4, 2010. 
 

AND WHEREAS the Regional Municipality of Niagara gave partial approval to 
the Official Plan on October 21, 2011. 

 
AND WHEREAS the Ontario Municipal Board gave partial approval to the 

Official Plan on June 24, 2014. 
 

AND WHEREAS the Council of the Corporation of the City of Welland deems 
it expedient to amend the Official Plan. 

 
AND WHEREAS the Regional Municipality of Niagara is the approval authority 

for Amendments to the Official Plan of the Corporation of the City of Welland and as 
such this By-law will come into force and effect on the day of the approval of this 
Amendment by the Regional Municipality of Niagara. 

 
NOW THEREFORE THE MUNICIPAL COUNCIL OF THE CORPORATION 

OF THE CITY OF WELLAND ENACTS AS FOLLOWS: 
 

1. That the Corporation of the City of Welland hereby adopts and approves Official 
Plan Amendment No. 24 for the Corporation of the City of Welland. 

 
2. That Staff is hereby authorized and directed to give Notice of Council's adoption 

of Amendment No. 24 to the Official Plan of the Corporation of the City of 
Welland in accordance with Sections 17 and 26 of the Planning Act. 

 
READ A FIRST, SECOND 

THIS 17th DAY OF DECEMBER, 
2019 

 
Certified signed copy 
Mayor and Clerk 
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Amendment No. 24 

to the 

Official Plan 

of the 

Corporation of the City of Welland 
 
 

This Amendment to the Official Plan for the City of Welland, was adopted by 

the Council of the Corporation of the City of Welland on December 17, 2019 

Official Plan Amendment 24 requires approval of the Regional Municipality 

of Niagara as the approval authority under subsection 17(22) of the Planning 

Act, R.S.O. 1990, Chapter P.13, as amended. 

 
 
 
 
 

Date:  January 13/ 2020     
 

ROSE DI FELICE, M.PI., M.Sc. , MCIP, RPP 
MANAGER OF POLICY PLANNING 

INFRASTRUCTURE ANO DEVELOPMENT SERVICES 
THE CORPORATION OF THE CITY OF WELLAND 

 
 
 
 
Certified signed by Acting Clerk 
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PART A - THE PREAMBLE (This does not constitute part of the 
Amendment) 

 
 
TITLE AND COMPONENTS 

 
This document, when approved in accordance with the Planning Act, shall be known as 
Amendment No. 24 to the Official Plan of the Corporation of the City of Welland. 

 
Part "A", the Preamble, does not constitute part of this Amendment. 

Part “B”     the Amendment, consists of the map and text changes. 

Part "C", the Appendices, which does not constitute part of this Amendment, contains the 
background data, planning considerations and public involvement associated with this 
Amendment. 

 
 

PURPOSE OF THE AMENDMENT 
 
The purpose of Official Plan Amendment 24 is to include the subject lands shown on the 

attached Schedule 'A' within the urban area boundary of the City and to update the 
urban boundary expansion policies to be consistent with the policies in a A Place 
to Grow Growth Plan for the Greater Golden Horseshoe. create Area Specific Policy 
Area – Area 8 (Northwest Welland). 
 

LOCATION 
 

The lands subject to this Amendment encompass lands bordered by the City of Welland 
northern municipal boundary with the City of Thorold and the Town of Pelham, the rear  
of the lots that front onto Niagara Street (Regional Road No. 50) to the east, the existing 
City urban boundary to the south and Clare Avenue to the west. Rice Road, First Avenue 
and Quaker Road all traverse the subject lands. 

 
The textual Amendment will apply to all lands within the City. the Northwest Welland 
subject lands. 

 

BASIS 
 

The subject lands are located outside the urban boundary of the City of Welland. 
This Amendment will bring the subject lands into the City's urban area. The textual 
changes in this Amendment will bring the City's Official Plan into compliance with 
Provincial Plans and legislation create an Area Specific Policy Area – Area 8 and 
provide policy direction for this new urban area. 

Modification 1 
Remove 

strikethrough 
add red text. 

 

Modification 3 
Remove 

strikethrough, 
add red text. 

Modification 2 
Remove 

strikethrough, 
add red text. 
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PART B - THE AMENDMENT 

 
 
All of the Amendment entitled PART B - THE AMENDMENT, consisting of the following 
Policies and the maps referred to as Schedule "A" - Land Use Plan and Policies, constitute 
Amendment No. 24 to the Official Plan of the Corporation of the City of Welland. 

 

MAP CHANGES 
 
1.  Schedules  'A',  'B', 'B1',  'C', 'C1', and  'D' are hereby  amended  by expanding  the  City's 

urban area boundary to include lands shown on Schedule "A", attached hereto. 
 

POLICIES 
 
1. The Official Plan of the Corporation of the City of Welland is hereby amended as 
follows: 

 
Deleting Section 3.5.1 Comprehensive Review Required for Urban Boundary Expansion 
and replacing it with: 

 
3.5.1 The expansion of an urban area boundary can be 

undertaken through, outside or in advance of a municipal 
comprehensive review in accordance with the applicable 
requirements set out in Policies 3.5.2.2, 3.5.2.3, 3.5.2.4, 
3.5.2.5 and 3.5.2.6. 

 
 

Deleting Section 3.5.2 Need for Expansion and replacing it with: 
 

3.5.2 
 

1. Settlement area boundaries will be delineated in this Plan. 
 

2. A settlement area boundary expansion may occur through a 
municipal comprehensive review where it is demonstrated that: 

a) based on the minimum intensification and density targets 
in this Plan and a land needs assessment undertaken in 
accordance with Policy 2.2.1.5 in A Place to Grow, Growth 
Plan for the Greater Golden Horseshoe (May 19, 2019), 
sufficient opportunities to accommodate forecasted growth to 
the horizon of the Growth Plan are not available through 

Modification 4 
Remove this 
wording in its 

entirety 
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intensification and in the designated greenfield area: 

 
i. within the upper- or single-tier municipality, and 

 
ii. within the applicable lower-tier municipality; 

 
b) the proposed expansion will make available sufficient 
lands not exceeding the horizon of the Growth Plan, based 
on the analysis provided for in Policy 3.5.2.2 a), while 
minimizing land consumption; and 

 
c) the timing of the proposed expansion and the phasing of 

development within the designated greenfield area will not 
adversely affect the achievement of the minimum 
intensification and density targets in the Growth Plan, as well 
as other policies of the Growth Plan. 

 
3. Where the need for a settlement area boundary expansion has 
been justified in accordance with Policy 3.5.2.2, the feasibility of the 
proposed expansion will be determined and the most appropriate 
location for the proposed expansion will be identified based on the 
comprehensive application of all of the policies in the Growth Plan, 
including the following: 

 
a) there is sufficient capacity in existing or planned 
infrastructure and public service facilities; 

 
b) the infrastructure and public service facilities needed would 
be financially viable over the full life cycle of these assets; 

 
c) the proposed expansion would be informed by applicable 
water and wastewater master plans or equivalent and 
stormwater master plans or equivalent, as appropriate; 

 
d) the proposed expansion, including the associated water, 
wastewater and stormwater servicing, would be planned and 
demonstrated to avoid, or if avoidance is not possible, 
minimize and mitigate any potential negative impacts on 
watershed conditions and the water resource system, 
including the quality and quantity of water; 

 
e) key hydrologic areas and the Natural Heritage System 
identified in the Growth Plan and from the Core Natural 
Heritage System of the City's Official Plan should be avoided 
where possible; 
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f) prime agricultural areas should be avoided where possible. 
To support, minimizing and mitigating the impact on the 
Agricultural System the following: 

 
i. expansion into specialty crop areas is prohibited; 

 
ii. reasonable alternatives that avoid prime agricultural 
areas are evaluated; and 

 
iii. where prime agricultural areas cannot be avoided, 
lower priority agricultural lands are used; 

 
g) the settlement area to be expanded is in compliance with 
the minimum distance separation formulae; 

 
h) any adverse impacts on the agri-food network, including 
agricultural operations, from expanding settlement areas are 
avoided, or if avoidance is not possible, minimized and 
mitigated as determined through an agricultural impact 
assessment; 

 
i) the Policies of Sections 2 (Wise Use and Management of 
Resources) and 3 (Protecting Public Health and Safety) of 
the Provincial Policy Statement are applied; and 

j) the proposed expansion meets any applicable 
requirements of any applicable source protection plan. 

 
4. Notwithstanding Policies 3.5.2.2 and 3.5.2.3, the City may adjust 
settlement area boundaries outside of a municipal comprehensive 
review, provided: 

 
a) there would be no net increase in land within settlement 
areas; 

b) the adjustment would support the municipality's ability to 
meet the intensification and density targets established 
pursuant to the Growth Plan; 

c) the location of any lands added to a settlement area will 
satisfy the applicable requirements of Polices 3.5.2.2 and 
3.5.2.3; 

 
d) the affected settlement areas are not rural settlements; 
and 
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e) the settlement area to which lands would be added is 
serviced by municipal water and wastewater systems and 
there is sufficient reserve infrastructure capacity to service 
the lands. 

 
5. Notwithstanding Growth Plan Policies 2.2.8.2 and 5.2.4.3, a 
settlement area boundary expansion may occur in advance of a 
municipal comprehensive review, provided: 

 
a) the lands that are added will be planned to achieve at 
least the minimum density target in Growth Plan Policies 
2.2.7.2 or 2.2.5.13, as appropriate; 

 
b) the location of any lands added to a settlement area will 
satisfy the applicable requirements of Growth Plan Policy 
2.2.8.3; 

 
c) the affected settlement area is not a rural settlement; 

 
d) the settlement area is serviced by municipal water and 
wastewater systems and there is sufficient reserve 
infrastructure capacity to service the lands; and 

 
e) the additional lands and associated forecasted growth will 
be fully accounted for in the land needs assessment 
associated with the next municipal comprehensive review. 

 
6. For a settlement area boundary expansion undertaken in 
accordance with Growth Plan Policy 2.2.8.5, the amount of land to 
be added to the settlement area will be no larger than 40 hectares. 

 
Adding Section 6.7.8 – Area 8: Northwest Welland  
 
Notwithstanding policies 3.5.1 and 3.5.2 of the Official Plan, and any other policies 
that may prohibit the following, the Northwest study area is permitted as a settlement 
area boundary expansion in advance of the municipal comprehensive review in 

accordance with Regional Official Plan Amendment 18 and subject to the following policies: 
 
Policy 6.7.8.1 Planned Function  
 
Area 8 are urban settlement area lands bordered by the City of Welland’s northern 
municipal boundary with the City of Thorold and the Town of Pelham, the rear lot line of the 
properties that front onto Niagara Street (Regional Road No. 50) to the east, the former City 
urban boundary to the south and Clare Avenue to the west. Rice Road, First Avenue and 
Quaker Road all traverse the subject lands. Northwest Welland shall be planned to function 
as a complete community with a mix of land uses.  
 

Modification 5 
Adding new 
policies for 

Area 8 
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Land use permissions within Area 8 shall be set out in accordance with the land use 
schedule and policies of the Northwest Welland Secondary Plan. No development shall 
occur until such time as the Secondary Plan has been approved. 

 
Policy 6.7.8.3 Design 
 
Development within Area 8 shall meet a high design standard in accordance with the urban 
design guidelines approved with the Northwest Welland Secondary Plan. 
 
6.7.8.4  Urban Boundary Expansion – Land Need 

 
Area 8 lands and forecasted growth will be fully accounted for in the land needs assessment  
associated with the Region’s new Official Plan (municipal comprehensive review). 
 

 
 
 
Deleting Section 3.5.3 Approval and replacing it with: 
 

 
3.5.3 Urban boundary expansions are a matter of Provincial 

interest. The City recognizes that the Region of 
Niagara is the approval authority for the City's Plan 
and urban boundary expansions. 

Modification 6 
Remove 

strikethrough 
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SCHEDULE "A" LAND USE PLAN 
 

SCHEDULE "A" LAND USE PLAN 
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PART C - THE APPENDICES 

 
 
The following appendices do not constitute part of Amendment No.  24 to the Official Plan of 
the Corporation of the City of Welland, but are included only as information supporting the 
amendment. 

 
 

APPENDIX I 

APPENDIX II 

APPENDIX Ill 

APPENDIX IV 

APPENDIX V 

Affidavit 
 

Notice of Adoption 

Minutes of Public Meeting 

Staff Report 

Council Resolution (Certified) 
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APPENDIX/ AFFIDAVIT 

 
 

IN THE MATTER OF SECTION 7, ONTARIO 
REGULATION 543/06 

 
AND 

 
IN THE MATTER OF THE ADOPTION OF 
OFFICIAL PLAN AMENDMENT NO. 24 BY BY 
LAW 2019-163 PASSED BY COUNCIL OF THE 
CORPORATION OF THE CITY OF WELLAND 
ON 

 
 

I, Rose Di Felice of the City of Welland in the Regional Municipality of Niagara, 
make oath and say as follows: 

 
1. I am the Manager of Policy Planning, Infrastructure and Development Services of 

the Corporation of the City of Welland. 

2. That in accordance with Section 17(15) of The Planning Act, as amended and 
Section 3 of Ontario Regulation 543/06, Notice of the Open House was published in 
the Niagara This Week on November 14, 2019. I hereby certify that the required 
Statutory Public Meeting was held on December 3, 2019 by the Council of the 
Corporation of the City of Welland. 

3. A list of all persons or public bodies which made oral submissions at the Statutory 
Public Meeting is attached as Schedule "A" to this Affidavit. 

4. That in accordance with Section 17(23) of The Planning Act, as amended, and 
Ontario Regulation 543/06, the requirements for the giving of Notice of Adoption of 
the Amendment have been complied with. 

5. That in accordance with Section 7(7) of Ontario Regulation 543/06, the decision of 
Council is consistent with the Policy Statements issued under sub-Section 3(1) of 
the Act and conforms to any applicable Provincial Plan or Plans. 

 
Sworn before me at the City of Welland 
in the Regional Municipality of Niagara, 
this 13th day of January, 2020. 

 

 
Christine Leigh Rossetto,,a Commissioner, 
etc,. Province of Ontario, for the 
Corporation of the City of Welland. 
Expires March 20, 2020. 
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SCHEDULE "A" TO APPENDIX 1-AFFIDAVIT 
 
List of individuals who made oral submission at the Statutory Public Meeting conducted 
on December 3, 2019 concerning Amendment No. 24 to the Official Plan of the 
Corporation of the City of Welland. 

 
Grant Munday, Manager of Development Approvals, spoke in support of the Application. 

 
Thomas Richardson (solicitor) and Greg Hynde (planning consultant) on behalf of the 
Froude, Plamondon and Jones families spoke in opposition to the Application. 
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APPENDIX II NOTICE OF ADOPTION 
 

 
CITY OF WELLAND 

NOTICE OF ADOPTION OF 
AMENDMENT NO. 24 TO THE 

OFFICIAL PLAN OF THE CORPORATION OF THE CITY OF WELLAND 
 

Take notice that the Council of the Corporation of the City of Welland passed By law 
2019-163, being a By-law to adopt Amendment No. 24 to the Official Plan on December 17, 
2019 under Sections 17 and 26 of the Planning Act, as amended. 

 
The Purpose of Amendment No. 24 is to include the City's Northwest Area (lands 

known as the Northwest Expansion Area) to within its Urban Area  Boundary  and  to provide 
text amendments to the City's Official Plan to reflect Provincial Policies  pertaining to urban 
boundary expansions. 

 
The Effect of the Amendment is to expand the City's Urban Area Boundary to include 

lands currently outside the City's Urban Area (Northwest Area) and to update the City's Official 
Plan to include policies regarding urban boundary expansions in conformity with Provincial 
Policies. 

 
Pursuant to Section 17(23.1)(a) of the Planning Act, as amended, City Council took 

into consideration all written and oral presentations made to it before rendering a decision. 
 

Official Plan Amendment No. 24 requires approval of the Regional Municipality of 
Niagara (approval authority) under subsection 17(22) of the Planning Act. Any person or 
public body will be entitled to receive notice of the decision of the approval authority if a written 
request to be notified of the decision (including address, fax number or e-mail address) is 
made to the approval authority. 

Any written request to be notified of the decision should be directed to: 

The Regional Clerk 
Regional Municipality of Niagara 
1815 Sir Isaac Brock Way, 
Thorold, Ontario 
L2V4T7 
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Amendment No. 24 and By-law 2019-163 are available for inspection at 
Infrastructure and Development Services - Planning Division, 60 East Main Street, 
Welland during regular office hours as well as on the City's website (www.welland.ca). 

 
Dated at the City of Welland this 26th day of December, 2019. 

 
ROSE DI FELICE, M.PI., M.Sc. MCIP, RPP 

MANAGER OF POLICY PLANNING 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 
OF THE CORPORATION OF THE CITY OF WELLAND 
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APPENDIX III 
 
MINUTES OF PUBLIC MEETING - 
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Council met in Committee-of-the-Whole in open session at 7:10 p.m. on the above date. 

His Worship Mayor Frank Campion in the Chair. 

 
Members Present: 

 
 

Councillors J. Chiocchio, T. DiMarco, B. Fokkens, J. Larouche, D. McLeod, A. Moote, G. Speck, 
L. Spinosa, C. Richard and L. Van Vliet. 

 
 
 

Members of Staff and Others Present: 
 

Chief Administrative Officer, G. Long 
City Clerk, T. Stephens 
Legislative Assistant, C. Viger 
Chief, Fire & Emergency Services, B. Kennedy 
General Manager, Corporate Services, Chief Financial Officer/Treasurer, S. Zorbas 
General Manager, Infrastructure and Development Services, T. Fitzpatrick 
General Manager, Economic Development & Recreation & Culture, D. Degazio 
Manager of Budgets & Financial Reporting/Deputy Treasurer, E. Pankoff 
Manager of Development Approvals, G. Munday 
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THE FOLLOWING ITEM WAS DELETED: 
 

10-108  Notice of Motion from Councillor DiMarco to be removed from the December 3, 2019 Council 
meeting and added to the December 17, 2019 Council Meeting. 

 
 

DELEGATIONS 
 

10-108 Frank DeChellis, Representative, Welland Soccer Club addressed Council regarding Youngs 
Sportsplex. 

 

10-108 Suzanne DeKay, Representative, Welland Tennis Club addressed Council regarding Youngs 
Sportsplex. 

 
 

AGENCIES, BOARDS, COMMISSIONS AND COMMITTEES REPORT 
 

19-4 Councillor McLeod, Chair, Budget Review Committee provided verbal reports on the Budget 
Review Committee meetings of November 18 and 25, 2019. 

 
 

LEGISLATED PUBLIC HEARINGS PURSUANT TO THE PLANNING ACT 
 

Councillor Van Vliet presided as Chair of the Public Hearing: 
 

19-123 The City of Welland is initiating an application for Zoning By-law Amendment to rezone 
properties located at 114 and 142 Second Street, 105 First Street, and an unaddressed parcel at the south-
east corner of Plymouth Road and First Street to Institutional (INS1) in City By-law 2017-117 as the lands 
are currently identified as a 'Deferred Area' in this By-law. The lands are currently zoned IN-1 in the former 
City Zoning By-law 2667. 

 
G. Munday confirmed that the statutory requirements for public hearing had been met, summarized the 
purpose of the hearing and reviewed the Planning Division Report. 

 
Grant Munday, Manager of Development Approvals, on behalf of the City of Welland 60 East Main Street, 
Welland, ON 
L3B 3X4 

 

In support of the application: 
 

Peter Banga, 142 Second Street, Welland, ON L3B 4T9 
 
There being no other persons present to speak in support of the application, the Chair asked for those 
opposing the application. 

 

In opposition of the application: 
 

Daniele Tronko, Church of Higher Consciousness, 114 Second Street, Welland, ON L38 4T9 
 
 
There being no further persons present to speak in opposition to the application, the hearing was 
concluded. 
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19-124 Completed applications have been for Official Plan Amendment (OPA 23) and Zoning By-law 
Amendment submitted by QUARTEK GROUP on behalf of THE STUDENT RESIDENCE INCOME FUND 
GP INC for lands legally described as PT TWP LT 233, former City of Thorold, now in the City of Welland, 
municipally known as 585 First Avenue. The lands are located on the west side of First Avenue, north of 
College Park Drive, and south of Woodland Drive. Request has been made to rezone the lands from 
Residential Low Density 2 (RL2) to Residential High Density (RH) with a site specific amendment to allow 
for a reduced lot size of 36 metres, whereas 40 metres is required and to permit a parking ratio of 0.85 
spaces per unit, whereas 1 space per unit is required. A total of 18 parking spaces will be provided. The 
purpose of the application is to permit the construction of a five (5) storey residential apartment building 
with 21 units. 

 
G. Munday confirmed that the statutory requirements for public hearing had been met, summarized the 
purpose of the hearing and reviewed the Planning Division Report. 

 
Leigh Whyte, Manager of Planning, Quartek Group, 91 St. Paul Street, St. Catharines, ON L2R 3M3 spoke 
on behalf of the applicant. 

 

In support of the application: 
 

- No one spoke to the application. 
 

There being no other persons present to speak in support of the application, the Chair asked for those 
opposing the application. 

 

In opposition of the application: 
 

- Allison Steele, 64 Rollins Drive, Welland, ON L3C 628 
- Chris O'Toole, 12 College Park Drive, Welland, ON L3C 626 

 
There being no further persons present to speak in opposition to the application, the hearing was 
concluded. 

 
 

13-86 A Complete Application for Official Plan Amendment (OPA 24) has been submitted by THE 
CORPORATION OF THE CITY OF WELLAND for lands identified as the North-West Expansion Area, to 
expand the Urban Area Boundary of the City of Welland to include the lands identified on the key map 
provided, as well as to incorporate textual changes to the City's Official Plan to be in compliance with 
Provincial Policy with respect to Urban Area Expansions. 

 
G. Munday confirmed that the statutory requirements for public hearing had been met, summarized the 
purpose of the hearing and reviewed the Planning Division Report. 

 
Grant Munday, Manager of Development Approvals, on behalf of the City of Welland 60 East Main Street, 
Welland, ON 
L3B 3X4 

 

In support of the application: 
 

- No one spoke to the application. 
 
There being no persons present to speak in support of the application, the Chair asked for those opposing 
the application. 

 

In opposition of the application: 
 

- Tom Richardson, 40 Queen Street, St. Catharines, ON L2R 5G3 
- Greg Hynde, Quartek Group, 91 St. Paul Street, St. Catharines, ON L2R 3M3 

 
There being no further persons present to speak in opposition to the application, the hearing was 
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2019-762 
19-1 Moved by Richard and Larouche 
THAT THE COUNCIL OF THE CITY OF WELLAND hereby approves and adopts the minutes of the Regular 
Council Meeting of November 19, 2019 and Special Council Meeting of November 25, 2019, as circulated. 

CARRIED 
 

2019 - 763 
99-43 Moved by Spinosa and Larouche 
THAT THE COUNCIL OF THE CITY OF WELLAND approves the $13.5 million dollar repayment of note 
receivable from Welland Hydro-Electric System Corporation to the City of Welland. 

CARRIED 
 

2019 - 764 
10-108 Moved by Van Vliet and McLeod 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information the presentation by Frank 
DeChellis, Representative, Welland Soccer Club regarding the Youngs Sportsplex. 

CARRIED 
 

2019 - 765 
12-113 Moved by Moote and Larouche 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information the presentation by Suzanne 
DeKay, Representative, Welland Tennis Club regarding the Youngs Sportsplex. 

CARRIED 
 

2019 - 766 
19-4 Moved by McLeod and Richard 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information the verbal reports by Councillor 
McLeod, Chair, Budget Review Committee, regarding its meetings of November 18, 2019 and November 
25, 2019. 

CARRIED 
 

2019 - 767 
19-4 Moved by Larouche and Spinosa (in block) 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information the Budget Review 
Committee Reports to Council for October 28, 2019 and November 4, 11, 18 and 25, 2019. 

CARRIED 
 

2019 - 768 
19-5 Moved by Speck and Chiocchio 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information Report P&B-2019-63; and 
further 
THAT Welland City Council recognizes the economic, social and environmental benefits of its three 
Community Improvement Plans; and further 
THAT Welland City Council requests the City Clerk forward a copy of this Report to the Minister of 
Municipal Affairs and Housing, Niagara Region for distribution to Regional Council members, all 
municipalities within the Niagara Region, and KPMG LLP. 

 

YEAS:  Councillors Larouche, Speck, Chiocchio, McLeod, DiMarco, Richard, 
Spinosa, Fokkens, Moote, Van Vliet and Mayor Campion. 

 

NAYS: None. 
CARRIED 
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2019 • 769 
19-28 Moved by Larouche and Spinosa (in block) 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information the presentation by Sonya 
Wierenga, Executive Director and Bryanna Gleason, Junior Volunteer from Rose City Kids regarding 
Current Programs and Services at Rose City Kids. 

CARRIED 
 

2019 • 770 
19-28 Moved by Larouche and Spinosa (in block) 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information the presentation by Steven 
Soos, Resident regarding Restoring Community Watch Groups. 

CARRIED 
 

2019 • 771 
19-28 Moved by Larouche and Spinosa (in block) 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information the presentation by Tammy 
Maroudas, Territory Manager, Donor Relations regarding Canadian Blood Services - Boxing Day Blood 
Donor Clinic at Youngs Sportsplex. 

CARRIED 
 

2019 • 772 
19-48 Moved by Speck and Spinosa 
THAT THE COUNCIL OF THE CITY OF WELLAND approves that the Municipal Modernization Program 
application for Intake One be submitted to the provincial government. 

CARRIED 
 

2019 • 773 
19-123 Moved by McLeod and Spinosa 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information purposes Report P&B-2019- 
59 regarding application for Zoning By-law Amendment for lands on the east side of Plymouth Road, south 
of First Street, and north of Second Street, more specifically described as 114 & 142 Second Street, 115 
First Street, and an unaddressed parcel on the south-east corner of First Street. 

CARRIED 
 
2019 -774 
19-124 Moved by Spinosa and Moote 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information purposes Report No. P&B- 
2019-60 regarding applications for Official Plan Amendment (OPA 23) and Zoning By-law Amendment (File 
No. 2019-04) for lands on the west side of First Avenue, north of College Park Drive, and east of Rollins 
Drive and municipally known as 585 First Avenue. 

CARRIED 
 
 

BY-LAWS 
 
Moved by Larouche and Spinosa (in block) 
THAT THE COUNCIL OF THE CITY OF WELLAND having given due consideration to the following By-law, 
as reproduced in this evening's Council Agenda, now read a first, second and third time and pass same, and 
authorize the Mayor and Clerk to sign and seal same. 

 
19-22 
19-23 
BYL 2019 -144 
A By-law to amend By-laws 2018-48, 2018-49 and 2018-50; and to repeal By-law 
2019-96. 

CARRIED 
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Moved by Larouche and Moote 
THAT THE COUNCIL OF THE CITY OF WELLAND having given due consideration to the following By-law, 
as reproduced in this evening's Council Agenda, now read a first, second and third time and pass same, and 
authorize the Mayor and Clerk to sign and seal same. 

 

19-1 
BYL 2019 - 145 
A By-law to adopt, ratify and confirm proceedings of the Council of the Corporation 
of the City of Welland at its meeting held on the 3rd day of December, 2019. 

 
CARRIED 

 
 

Council adjourned at 10:55 p.m. 
 
 
 
 
 
 
 

These Minutes to be approved and adopted by Motion of Council this 17th day of December, 2019. 
 
 
 
 
 
 
 
 
 
 

MAYOR CITY CLERK 
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COUNCIL 

INFRASTRUCTURE AND DEVELOPMENT SERVICES 

REPORT P&B-2019-66 
 DECEMBER 17, 2019 

13- 86

SUBJECT: 

AUTHOR: 

NORTHWEST WELLAND URBAN AREA BOUNDARY EXPANSION 

ROSE DI FELICE, M.PI., M.Sc., MCIP, RPP 
MANAGER OF POLICY PLANNING 

APPROVING G.M.: TRAVERS FITZPATRICK 
GENERAL MANAGER, 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 

RECOMMENDATIONS: 

1. THAT THE COUNCIL OF THE CITY OF WELLAND adopts Official Plan Amendment No.:
24 respecting the Northwest Area of the City to expand the City's Urban Area Boundary
to include lands in northwest Welland not currently within the City's Urban Area Boundary
to within it so as to permit future urban type uses; and

2. That Welland City Council directs Staff to circulate a copy of Report P&B-2019-66 to
Niagara Region to advise of its adoption of Official Plan Amendment No.: 24 to permit the
urban area expansion to include the Northwest Area of the City.; and further,

3. That Welland City Council requests that Niagara Region Council approve Official Plan
Amendment No.: 24 for the City of Welland.

ORIGIN AND BACKGROUND: 

As a result of the near completion of the Secondary Plan and changes made to Provincial 
legislation and directives, City Staff initiated an Official Plan Amendment (OPA) for that portion of 
the City referred to as the Northwest Area. This area encompasses approximately 190 hectares 
(470 acres) of land generally bounded by the City's northern municipal boundary with the City of 
Thorold and the Town of Pelham, Niagara Street to the east, the existing City urban boundary to 
the south and Clare Avenue to the west. For information purposes, a Location Map identifying the 
location of the Amendment Area is attached as Appendix I. 

As noted previously, the Northwest Welland Secondary Planning exercise is currently underway 
and near completion. The Secondary Plan exercise has resulted in the completion of a number 
of studies including natural heritage, transportation, municipal servicing, cultural resource, 
archaeological resource and agricultural impact which support the urban area expansion. The 
financial impact and stormwater management studies are still outstanding. These studies are 
anticipated to be completed early in the new year before the OPA for expansion is finalized. 113
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The inclusion of these lands within the City's Urban Area Boundary has a long history. Over the 
years it has been the position of the City that these lands should be included in the urban area of 
the City for various reasons including the existence of municipal servicing, the close proximity 
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of other municipal urban area boundaries and imminent development (in the City of Thorold and 
the Town of Pelham) and existing growth pressures for development of these lands. As a 

result and in addition to the Secondary Plan exercise, the City initiated Official Plan Amendment 
No.: 24 so as to align the City's Urban Area Boundary with its municipal boundary in Northwest 
Welland. The purpose of the Amendment is to bring the lands identified as the Northwest Welland 
Expansion Area into the City's urban boundary as well as to provide text amendments to the City's 
Official Plan to reflect new Provincial policies regarding urban area expansions. 

An Open House was held on November 211    2019.   There were approximately 33 interested 
parties in attendance representing approximately 23 households. During the meeting no 
significant issues regarding the proposed Official Plan Amendment, specifically the urban 
boundary expansion, were raised. It appeared that a majority of the property owners in attendance 
were in favour of the proposed Amendment and anxious to develop their lands as soon as possible 
leaving comments to this effect. Subsequent to the Open House, various e mails supporting the 
urban area expansion to include all lands in the northwest area to the City's municipal boundary 
with the Town of Pelham and the City of Thorold also were received. One e-mail raised concerns 
regarding the Preliminary Land Use Plan (prepared as part of the Secondary Plan exercise) 
concerning the proposed natural heritage (environmental) land use identified on the property 
owners landholding. A majority of the comments received related to issues of the type which are 
addressed when development applications are submitted. 

The Statutory Public Meeting regarding OPA No.: 24 was held by Council on December 3, 2019.  
In support of the OPA1    City Staff explained the nature and purpose of the proposal to expand 
the City's Urban Area Boundary to align with the City's municipal boundary in Northwest Welland. 
No individuals spoke in support of the OPA. The solicitor for an interested party owning land in 
southwest Welland requested deferral of Council's consideration of OPA No.: 24 as its adoption 
would impact negotiations and mediation (at LPAT) concerning his clients' properties. 

Copies of all correspondence received regarding this Application are attached as Appendix II to 
this Report. 

COMMENTS AND ANALYSIS: 

Issues Raised 

Throughout the public participation process interested parties raised various issues including 
drainage impacts on surrounding lands, impacts on wildlife, preservation of existing agricultural 
lands within the area, low water pressure, increased traffic and removal of green space. Many 
property owners within the proposed expansion area provided comments supporting the proposal 
to expand the City's urban boundary to its municipal boundary. 

The proposal before Council is an Application to amend the Official Plan for the Northwest Area 
of the City to expand the City's Urban Area Boundary to include lands in northwest Welland not 
currently within the Urban Area Boundary of the City to its municipal boundary. As noted 
previously, at this time the intent is to only bring these lands to within the City's urban boundary. 
As part of the associated Secondary Plan development policies and urban design guidelines will 
be prepared to permit the proper and orderly development of the Area.· Following the completion 
of the Secondary Plan exercise development applications (such as plans of subdivision) can be 
considered. 
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A significant majority of the issues raised are those which are specific to the development of the 
lands within the proposed Urban Area Expansion Area rather than the expansion itself. The issues 
raised by interested parties will be addressed at the time of the submission and review of 
development applications. Such submissions would come after the approval of the Secondary 
Plan being completed for the City. It should be noted that the Secondary Plan exercise will be 
subject to additional public input prior to its completion. 

As of the time of the writing of this Report no comments concerning the proposed urban area 
expansion (Local OPA No.: 24) had been received from City Departments or outside Agencies. 

Provincial Legislation 

Changes to the Growth Plan for the Greater Golden Horseshoe 2019 (Growth Plan) (now 
referred to as A Place to Grow - Growth Plan for the Greater Golden Horseshoe) allow for 
settlement area boundary expansions outside a municipal comprehensive review where there 
would be no net increase in land within the settlement area and/or where expansions of 40 
hectares or less at a time are made. It should be  noted  that  the Minister of Municipal Affairs 
and Housing has confirmed that multiple 40  hectare requests can be made. The City, in 
anticipation of the near completion of the Secondary Plan and to expedite the planning 
process initiated both Local and Regional OPA processes. 

FINANCIAL CONSIDERATION: 

There are no financial considerations as a result of the contents of this Report. 

OTHER DEPARTMENT IMPLICATIONS: 

There are no implications to other Departments as a result of the contents of this Report. 
Comments from other Departments resulting from the distribution of information regarding the 
Secondary Plan will be addressed at that time. 

SUMMARY AND CONCLUSION: 

Following the changes to the Growth Plan as described in this Report and the near completion of 
the Secondary Plan for Northwest Welland, City Staff initiated  an Official Plan Amendment for 
the Northwest Area in order to expand the City's Urban Area Boundary to include lands currently 
outside its urban area in Northwest Welland. In addition, associated with this Amendment, the 
City has submitted an Application for Regional Official Plan Amendment to request that the 
Regional Official Plan be amended by expanding the City's Urban Area Boundary to include those 
lands currently outside its urban area in Northwest Welland. The combination of Local and 
Regional Official Plan Amendments, if approved, will therefore align the City's Urban Area 
Boundary with the City's municipal boundary in Northwest Welland  in both policy documents and 
set the framework for planning the development of this area in the future. 

ATTACHMENTS: 

Appendix I - Location Map 
Appendix 11 - Copies of Correspondence 
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SULLIVAN MAHONEY LLP 
LAWYERS 

Client Committed. Community Minded. 

Via,Email to tara.stephens@welland.ca 
December 4, 2019 

Reply to St Catharines office 
THOMAS A. RICHARDSON, C.S. 
905.688.2207 - Direct line 

Certified Specialist (Municipal Law - Local 
Government/Land Use Planning & Development) 

Ms. Tara Stephens, City Clerk 
City of Welland 
Civic Square 
60 East Main Street 
Welland, ON L3B 3X4 

Dear Ms. Stephens: 

Re:  Official Plan Amendment No. 24 
Our File No. 87908 

We act as solicitors for the Froude, Plamondon and Jones families with respect to Official Plan 
Amendment No. 24. 

On December 3, 2019, I made representations on-their behalf at the public meeting before the 
Planning Committee in opposition to that amendment. 

The purpose of this letter is to request that this writer be notified of any proceedings in this matter, 
including the date on which the staff report will be presented to the Council for consideration and 
notice of passage of any Official Plan Amendment. 

We also request that you notify this writer with respect to any proceedings in the processing of the 
northwest secondary plan and an application to the Regional Municipality of Niagara for an Official 
Plan Amendment with respect to the proposed extension of the urban area boundary in the northwest 
part of the City of Welland which is affected by proposed Official Plan Amendment No. 24. 

Client Committed, Community Minded 

40 Queen Street, P.O. Box 1360, St. Catharines, ON L2R 622 
4781 Portage Road, Niagara Falls, ON L2E 6B1 

sullivanmahoney.com 
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Thank you for your anticipated co-operation. 

Yours very truly, 

SULLIVAN, MAHONEY LLP 

Per: , 

TAR:sm 

cc-Mr. Grant Munday1  Planning Manager

cc-Mr. and Mrs. Harold Froude

cc-M:r. and Mrs. Dan Froude

Thomas A. Richardson, C.S. 
Thomas Richardson Legal 
Professional Corporation
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The current application to amend the City Off icial Plan to bring the area into the urban area. Ultimate land use will be 
determined by a secondary plan process. 

Travers Fitzpatrick 
General Manager 
Infrastructure & Development Services 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L3B 3X4 
Phone: (905)735-1700 Ext. 2138 
www.welland.ca 
Y0URChannel 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender 
immediately and delete all copies. 

From:  Chris Armstrong 
Sent: November 20, 2 122

http://www.welland.ca/
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13-86
COUNCIL 

INFRASTRUCTURE AND DEVELOPMENT SERVICES 

REPORT P&B-2019-61 
DECEMBER 3, 2019 

SUBJECT: NORTHWEST WELLAND URBAN AREA BOUNDARY 
EXPANSION 
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AUTHOR: ROSE DI FELICE, M.PI., M.Sc., MCIP, RPP 
MANAGER OF POLICY PLANNING 

APPROVING G.M.: TRAVERS FITZPATRICK 
GENERAL MANAGER, 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 

RECOMMENDATION: 

THAT THE COUNCIL OF THE CITY OF WELLAND receives for information purposes 
Report P&B-2019-61 regarding the Application for Official Plan Amendment for the 
Northwest Welland Urban Area Boundary Expansion. 

ORIGIN AND BACKGROUND: 

On October 28, 2019 the City put forward a complete Application for Official Plan 
Amendment, the purpose of which ls to include the City's Northwest Area to within its 
Urban Area Boundary. A Location Map identifying the lands subject to the Official 
Plan Amendment Application Is attached as Appendix I. Attached as Appendix II, are 
historical details regarding the City's Urban Area Expansion request for inclusion of 
Its Northwest Area to within the City's Urban Area Boundary. 

In order for the subject lands in the northwest portion of the City to be included within 
the City's Urban Area Boundary and therefore be developed for urban purposes, a 
local Official Plan Amendment, a Regional Official Plan Amendment (also submitted) 
and a Secondary Plan (near completion) must be undertaken and approved. This 
Report deals with the local Official Plan Amendment component of the planning 
process. 

As part of the planning process, an Open House was held by Staff on November 21, 
2019. Attached, In Appendix Ill,Is the Information provided by Staff at the November 
21st Open House. Approximately 33 interested parties representing 23 households 
from both within and outside the subject lands attended throughout the course of the 
evening. Comment forms were made available for those wishing to provide written 
comments. 
Staff was in attendance to answer any questions and/or provide information to 
attendees as well as note Input from Interested parties regarding the proposal. 
Generally, the issues raised by interested parties included: drainage impacts on 
surrounding lands, impacts on wildlife, preservation of existing agricultural lands 
within the area, low water pressure, Increased traffic, removal of green space. Four 
(4) Open House attendees provided written comments supporting the proposal to
expand the City's urban boundary
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to its municipal boundary. In total as of the writing of this Report, eight (8) letters in 
support and six (6) letters expressing concerns have been received by the City. 

COMMENTS AND ANALYSIS: 

Details concerning the proposed expansion and the Official Plan Amendment process 
were circulated to property Owners within 120 metres of the subject area as well as 
legislative and required agencies for input. In addition, Notice outlining Application 
details was published In the Niagara This Week on two (2) separate occasions 161
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(November 71h and 14th, 2019) and advertised on the City's website. 

The purpose of the Public component of the process (Including the Open House) was to 
provide interested parties with an opportunity to obtain Information, ask questions and 
provide Input on the proposed extension to the City's Urban Area Boundary to include 
those lands in northwest Welland currently outside the City's Urban Area Boundary This 
Report provides an overview of the Public component of the planning process as of the 
date of the writing of this Report. 

FINANCIAL   CONSIDERATION: 

There are no financial implications as a result of the content of this Report. 

OTHER DEPARTMENT IMPLICATIONS: 

There are no implications to other departments/divisions as a result of the content of this 
Report. 

SUMMARY AND CONCLUSION: 

The purpose of this Report is two-fold 1. to provide Council with an overview of the 
processing of the Official Plan Amendment Application initiated by the City to bring lands 
in northwest Welland not currently within the City's Urban Area Boundary to within it so 
as to permit urban type uses; and, 2. to advise Council of comments In support of, and in 
opposition to, the Urban Area Boundary Expansion. Any recommendations emerging 
from the circulation of the details of this proposal and the Public component of the 
planning process will be Incorporated In the final Recommendation Report which is to be 
prepared for Council's consideration subsequent to tonight's statutory Public Meeting. 

ATTACHMENTS: 

Appendix I - Location Map 
Appendix II - Historical Perspective of City's Request for Northwest Welland Urban Area 
Expansion 
Appendix Ill - Open House Display Panels 

162



Appendix 3 
PDS 3-2021 

January 13, 2021 

163



Appendix 3 
PDS 3-2021 

January 13, 2021 

46 
Appendix II 

Historical Perspective of Urban Area Expansion Request 
North West Area 
City of Welland 

Background information detailing the City of   Welland's request for a Regional 
Policy Plan Amendment to permit an Urban Area expansion to the Northwest Area of the 
City follows. 

The intent of the City to request an urban area expansion for the subject lands 
has been long-established. In 1988, the City of Welland initiated Official Plan 
Amendment #68 for the Northwest Area of the City. This also involved an Amendment to 
the Regional Policy Plan to incorporate an urban area expansion. These expansions 
were generally located in three areas: 1. on the south side of Quaker Road, east and 
west of First Avenue; 2. north and south of Quaker Road, east of Niagara Street; and 3. 
those lands along the Welland Recreational Waterway, on the north side of Woodlawn 
Road south of the Welland River and lands west of the Welland Canal By-pass. 

At the time, the Region requested additional justification for the expansion. This 
was undertaken In March, 1988 based upon an agricultural land evaluation, the need for 
additional land for anticipated residential development and demand trends for new 
residential development. This analysis determined that the soil characteristics in the 
subject area had poor drainage capabilities. This was further supported by the Regional 
Niagara Pelham/Thorold/Welland Development Study produced in January, 1997. CPA 
#68 was approved which expanded the City's urban area in 3 locations. 

In 1996, the Region commissioned Acres & Associated Environmental Limited to 
prepare a servicing plan for south Thorold, north Welland and the eastern portion of the 
Town of Pelham. The impetus of the Study was to prepare for the development of the 
Niagara Centre and Daimler properties in Welland (lands north of Woodlawn Road 
between the Welland River and Highway 406 and lands east of Highway 406, south of 
the Welland River); the E.S. Fox lands in the Port Robinson area of south Thorold; and 
the servicing requirements for the proposed easterly expansion of the Fonthill Urban 
Area. The eventual servicing Plan was designed to service the entire Study Area. In 
December, 1996, the Region entered into an Agreement with Welland, Niagara Centre, 
Daimler Properties and E. S. Fox for the cost sharing of a trunk sanitary sewer and 
watermain along River Road and Woodlawn Road to Highway 406. This was the first 
phase of the Servicing Plan. 

In 1997, the City received Applications to amend the Official Plan and to extend 
the Urban Area Boundary for lands on the south and north sides of Quaker Road, west 
of First Avenue. It was felt at this time that the applications were premature in that time 
lines for the expansion of services (Regional Trunk Sanitary Sewer) along Quaker Road 
had not been set. Regional Niagara published the Pelham/Thorold/Welland 
Development Study in January. Its purpose was to identify and discuss the range of 
development opportunities and constraints in the Study Area; to provide for a Regional 
and Provincial Policy overview; and to provide an inventory of policy related information. 
This Study Area was essentially the same as for the Acres Study. 

In 1999, the City undertook a general amendment of Zoning By-law 2667. Most 
of the Study Area was covered by former Township of Thorold Zoning By-law 442. 
Those lands designated Agricultural were Zoned Agricultural while those lands 
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designate Rural were provided with a new Holding Rural Zone which restricted 
development. This Rezoning exercise was considered short term pending the expansion 
of the Urban Area Boundary. 

In early 2000, the Region passed an Official Plan Amendment which permitted 
the City of Thorold an urban area expansion, including urban Industrial and residential 
development in the southern portion of the City of Thorold immediately adjacent to its 
municipal boundary with the City of Welland. This expansion to the City of Thorold's 
urban area boundary included some deferred urban area to indicate broad phasing of 
development within the overall urban area boundary. 

In 2001, Regional Niagara published an Update of Household and Population 
Forecasts by Municipality from 1996 - 2026. Two approaches were taken, the first was 
based on demographic trends while the second was based on economic trends. New 
households were distributed throughout the Region based upon several factors including 
existing trends, capacity for additional housing within urban areas, mix of housing types, 
"new urban areas", and the Regional Strategy of Development and Conservation. 

In 2003, the Region provided a timeframe for the installation of the trunk sewer 
along Quaker Road (as proposed in the Acres Study) in Welland and north along Rice 
Road to the Town of Pelham. This sewer runs through the middle of the Study area. The 
City commissioned EarthTech to undertake a Planning and Servicing Study Class 
Environmental Assessment for the Northwest area of the City. A public meeting was held 
in November, 2004 and the Draft Report was prepared in the middle of 2005. This Study 
was envisioned as a major background review for the City's application for an Urban 
Area Boundary Expansion.
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Modification and Approval of 
NW Welland Urban Boundary Expansion, Official Plan Amendment 24 

City of Welland 
 

The following modifications are hereby made to the NW Welland Urban Boundary 
Expansion adopted by the City of Welland on December 17, 2019 as a consolidated 
document titled “Amendment 24 to the Official Plan for the Corporation of the City 
of Welland.” As modified, OPA 24 for the City of Welland is approved under subsection 
17 (34) of the Planning Act, R.S.O. 1990, as amended.  
 

Part A: Text 
 
The Region has made 6 modifications to Official Plan Amendment 24. The 
recommended modifications are referenced within the attached document as Appendix 
3 to PDS 3-2021.   
 
Modification 1-3 amends wording in Part A – The Preamble for minor errors and to 
reflect the modifications made in Part B – The Amendment.  
 
Modification 4 – removes the deletion of Policy 3.5.1 and 3.5.2 to keep these policies in 
the City’s Official Plan. 
 
Modification 5 – creates a new Section 6.7.8 Area Specific Policy Area – Area 8: 
Northwest Welland. Section 6.7.8 contains a “notwithstanding” introduction to clarify that 
the boundaries for these lands can be expanded regardless of other policies of the local 
Official Plan. The modified policy set also creates a site specific policy area for the NWE 
to recognize the Northwest Welland Secondary Plan, urban design direction and the 
requirement to account for this growth in the Niagara Official Plan (municipal 
comprehensive review).  
 
Modification 6 – modifies the adopted wording for Section 3.5.3. 
 
Part B: Mapping  
 

None 
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Appendix 5 – Public and Agency Comments Received for ROPA 18 

23Jan2020 
To: Niagara Region Planning & Economic Development Committee 
RE: Welland Urban Boundary Expansion Plan 

I recently attended a round table session at the City of Welland 09Jan2020, where it 
was stated that further consideration for the urban boundary expansion plan was now 
with the Niagara Region Planning Committee for review. 
As a resident of Welland whose property falls within the area of discussion, I wanted to 
express my full support of this expansion. Not only will it personally be of benefit for 
myself and my family, however also for the City of Welland. Opening up the area will 
allow for the city to grow and prosper. 
As an interested party, I would appreciate to be informed of any decisions that will be 
made for the area. 
With Regards, 
Jack Passero 

Dear Councillor Rino Mostacci, 

We are writing to you as a land owner in the City of Welland that falls within the 
proposed North-West Urban Expansion (south side of Quaker Road, first property west 
of Quaker Road Public School) and a strong proponent of OPA #24 recently submitted 
by the Town of Welland for your consideration and approval. 

With both population and job growth at our door step, it is hard to ignore the 
requirements that this explosion of economic growth will create. The time is now to 
move forward with a plan that makes sense for both the town and the region and we are 
confident that the one put forth on November 12th, 2019 is a strong one. 

The plan submitted addresses many considerations and includes the following: 
 Infrastructure and public service facilities needed would be financially viable over 

the full life cycle of these assets 
 The subject area contains an elementary school and the NCDSB Headquarters, 

and abuts two other elementary schools and the Welland Niagara College 
Campus 

 Is readily serviceable as no major extension or upgrading of water and sewer 
infrastructure is required 

 The lands have been studied extensively for urban development purposes. It is 
time to move forward with adding the subject lands to the Welland urban area 

 The subject lands are a logical extension of the existing urban area 
 The City is experiencing growth pressures for development in the area 
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Thank you for your support and consideration and look forward to working with you and 
the team at Niagara Region on this exciting growth plan for the Golden Horseshoe. 

Sincerely, 
Josephine Martella and Mirella DiNardo 

Dear Councillor, 

My name is Roman Grocholsky, I represent several clients who own land in 
the proposed Welland Urban expansion and I am seeking your support to approve the 
City of Welland’s application. 

We would like to bring to the attention of Regional Council the history surrounding the 
City of Welland’s urban area expansion request and the reasons for providing its 
support for the City’s urban area expansion. 

Over the years constraints on these lands, which negated them being included within 
the urban area boundary of the City, have been eliminated (servicing, location of the 
mid-peninsula corridor). As a result of the expansion of the Town of Pelham and related 
commitment on the part of the Region to service those lands, the northwest area of the 
City became economically feasible to service. The mid-peninsula corridor designation 
has been eliminated from this area. 

Given the foregoing, the City, in 2017, initiated the preparation of a Secondary Plan so 
as to bring the lands in the northwest portion of the City within its urban area 
boundary. The Secondary Plan process is near completion resulting in the preparation 
of a Secondary Plan for the area as well as studies supporting the urban area 
expansion to include the northwest area of the City. This has further initiated a local 
Official Plan Amendment as well as a Regional Official Plan Amendment which must be 
undertaken and approved. To this end, City Council has approved the local 
Amendment and has directed that an Application to Amend the Regional Official Plan so 
as to align the City’s urban area boundary with its municipal boundary in northwest 
Welland also be made. 

The inclusion of lands in the City of Welland’s northwest area to within its urban area 
boundary has a long history. Welland Council and Staff have, over the years, supported 
their inclusion for many reasons. This area has many characteristics of an urban area 
including water and sewer services and existing urban land uses. The services were 
put in as the result of a partnership between the Province, the Region and the City of 
Welland. Existing land uses within the subject lands include a mix of single-detached 
residential properties, institutional uses (3 elementary schools and a School Board 
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Headquarters), some fallow and active agricultural land, recreation/open space (former 
Welland Soccer Club), wooded areas and provincially significant wetlands. 

Based on the above, we would request your support for, and approval of, the 
Application to Amend the Regional Official Plan to bring the northwest area of Welland 
to within its urban area boundary. 

Roman Grocholsky 
Sales Representative 
Integrity | Experience | Results 
Royal LePage NRC Realty, Brokerage 

Hi Kirsten, 

City Planning staff have reviewed Niagara Region’s ROPA 18 and offer the following 
comments for your consideration. 

The Welland Urban Area and the proposed Northwest urban expansion is not adjacent 
to and therefore does not impact the Niagara Falls Urban Area. Accordingly, the City of 
Niagara Falls has no objection to the proposed urban expansion. 

Regards, 

Brian Dick 

Brian Dick, MCIP, RPP | Manager Policy Planning | Planning, Building & 
Development | City of Niagara Falls 

From: 
Sent: Thursday, 24 September 2020 17:22:22 (UTC-05:00) Eastern Time (US & 
Canada) 
To: Clerks 
Subject: Fwd: north west plan meeting sept 22nd 2020 

Please review my concerns with this proposal stated at welland s meeting. 
I would like to be able to view this up coming meeting, and register my concerns if 
necessary. 
My main objection to this plan is the fact that my and other current properties will be 
rezoned. 
and there is not information as to when and how Quaker Road and Rice Road will be 
altered to allow for their development. 
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I have seen this plan being presented for the last decade or more and the same basic 
proposal remains with out expected time lines, and methods of carrying out this 
expansion, The present property owners deserve to have this as part of the plan, to 
know how it will affect us. 
Thank you 
S. Stanyar 

-----Original Message-----
From: 
To: rachelle.larocque@welland.ca <rachelle.larocque@welland.ca> 
Sent: Tue, Sep 22, 2020 10:16 pm 
Subject: Re: north west plan meeting sept 22nd 2020 
Some of my concerns were addressed but not all. 
Is it the intention of the city to rezone this area as laid out in the proposal, and if so what 
would the timing be? 
To allow developers to proceed as shown Quaker Road would require widening and 
storm sewers added, how and who would this be doing this work and when? assuming 
there would be multiple developers and this is Wellands Road. 
I would like confirmation that property owners will not be forced into selling their 
properties for this proposal now or in the future, and that we will continue to have our 
access to Quaker Road as we do now. 
Thank you 
S. Stanyar 

In your planning and presentation the present owners do not seem to be considered . 
As a property owner on Quaker Rd. near rice I am very angered by my property being 
changed into mixed use and medium density. 
How in the future would our property be acquired and by who? 
What would the expected time line for this development to start ? 
Why not keep the present properties as they are and develop the vacant lands. This 
plan seems to be out of scale to the rest of wellands present method of development. 
Let it be said I am against the plan as shown. 
S. Stanyar 
Quaker Rd 

Wednesday, October 7, 2020 
Mrs. Faye Suthons Regional Rd 27 
(taxpayer of Wainfleet) 
Regional Clerk: This will be sent via the mail as well just did not want to miss deadline 
but want you to have a hand held copy as well. 

Re Northwest Welland Urban Boundary Expansion Request. 
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My husband and I, Douglas and Faye Suthons both AGAINST Welland has gone 
overboard with the cramming of cookie cutter houses and buildings everywhere paving 
over proper mature forests, wetland and all other nature that believe it or not sustains 
our lives. Politicians need to smarten up and realize what is happening with climate 
change, COVID, while they are merrily paving over ecosystems. Take a look at Weber 
Road sickening. Our farmland in Southern Ontario is disappearing at a fast horrible rate 
soon we will be depended on foreign countries like China. God granted us this beautiful 
natural setting and it is daily being destroyed with no thought for future generations what 
they will be left with and no thought whatsoever of wildlife they don't even make the list. 
I was told by someone in a high position at Region that Growth growth it is coming and 
we MUST abide by what the provincial and federal government dictate. To that we say 
Bull. But we must admit it takes a backbone to speak up and you can. While driving 
around the area you have mapped out for expansion we were sick. Nature. Like it be for 
once and for all. All this expansion does not come without problems for all 1. more 
roads, more bridges, more sidewalks so that adds major costs. 2.traffic jams, traffic 
pollution killing people's lungs, longer wait times. 

3.ugly cookie cutter type houses put up in record time. Tomorrow slums. 4. bringing 
Toronto people who soon tire of it and then we see for sale signs on lands that never 
needed to be destroyed in the first place. 4. people crammed into together with no 
green spaces equals mental illness. How many thousands of needles were found in 
Welland and throughout Niagara? Damn sad. Put your money there. 

Greed of developers, Toronto people with chunks of money from careers in the city and 
huge amounts for selling their Toronto homes. Did they ask for you to come along on 
their journey or share their wealth from selling? How stupid are all of us that we must 
now provide them lodging? Does that mean if we move to Toronto that the government 
will dictate that we must be provided for lodging in Toronto? 
Fed up with the mindset of politicians ruining this area. 
STOP STOP STOP STOP STOP STOP!!!! 
Douglas and Faye Suthons 

From: Aurelio Magazzeni 
Sent: Thursday, 08 October 2020 22:17:59 (UTC-05:00) Eastern Time (US & Canada) 
To: Clerks; Rose DiFelice 
Subject: ROPA 18 Northwest Welland Urban Boundary Expansion 

Sorry, I forgot to include a subject line in my first email. 
Re: ROPA 18 Northwest Welland Urban Boundary Expansion 
Hello, 
My name is Aurelio Magazzeni and I live at Rice Rd., Welland, ON . 
I own two parcels of property side-by-side. Both parcels of land are zoned 
residential in the front half and agricultural in the back half. In 1988 I purchased 
the property in order to enjoy the lifestyle I'm currently living. I enjoy a small 
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hobby farm and operate a tree service. This urban boundary expansion will change 
the way I currently enjoy my property. I will be surrounded by residential 
development and it's likely that I won't be able to continue with my 
regular activities. If I am forced to stop my current activities I will have a loss of 
revenue. 

I am therefore opposed to the Northwest Welland Urban Boundary Expansion. 
I would like to take this opportunity to ask a few questions: 
The plan indicates that Rice Rd will be four lanes. Is there going to be 
expropriation of lands to accommodate? Are there turning lanes, sidewalks, 
and bicycle lanes? 
What is the timeline for a local sewer to be installed? 
Will we be forced to hook up and decommission septic? 
Are homeowners responsible for sewer along the frontage of our property? 
Will there be storm sewers in place of the ditch as well as curbs and gutters? 
As I understand my zoning to be 50% residential and the back half 
agricultural. Will I be able to carry out agricultural activities as I have for the 
past 30 years, including the raising of livestock? 
It appears from the plans that east of my rear property line it will be converted 
to low density residential. Will there be a buffer substantial enough for me to 
continue my hobby farm, both livestock and gardening? 
I currently operate tractors, chainsaws, wood splinters, saw mill, etc. in the rear yard 
for firewood processing and occasionally burn fruit tree branches. 
Will I be permitted to continue to operate these machines, and open burn as 
per fire department permit? 
In order to allow for low density residential, are there plans to expropriate the 
back half of my property? 
I request a copy of the report and the notice of decision of council. 
Regards, 
Aurelio Magazzeni 

From: b p 
Sent: Friday, 25 September 2020 07:08:53 (UTC-05:00) Eastern Time (US & Canada) 
To: Clerks 
Subject: re: northwest urban boundary expansion Welland - ROP#18 

I am interested in the outcome of this upcoming public hearing on Oct 14, 2020 in regards to the ROP#18 
either via email or post. 

I am requesting for family who have lands being discussed within this ROP who are in agreement of the 
proposed changes. (Quaker Rd) 
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You may email me @b_passero@yahoo.ca or address B Passero -19 page Dr, Welland, ON L3C6E2 

thank you 

Thank you for the notice. Outside the Plan Area so we have no comment. 

Nancy Mott, MCIP, RPP 
Senior Strategic Advisor 
Niagara Escarpment Commission 
Cell: 289-839-0106 

Hi Kirsten, 

No specific comments for ROPA 18, I am confident that all outstanding issues can be 
adequately addressed through the Secondary Plan. 

Cara Lampman 
Manager Environmental Planning 
Planning and Development Services, Niagara Region 
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Ministry of Municipal Affairs Ministère des Affaires municipales 
and Housing et Logement 

Municipal Services Office Bureau des services aux municipalités 
Central Ontario du Centre de l’Ontario 

777 Bay Street, 13th Floor 777, rue Bay, 13e étage 
Toronto ON M7A 2J3 Toronto ON M7A 2J3 
Fax.: 416 585-6882 Téléc. : 416 585-6882 

November 2, 2020 
Sent via email only 

Kirsten McCauley, MCIP, RPP 
Senior Planner – Secondary Plans 
Niagara Region 
Planning and Development Services 
1815 Sir Isaac Brock Way, P.O. Box 
1042 Thorold, ON L2V 4T7 
Kirsten.mccauley@niagararegion.ca 

Dear Kirsten McCauley, 

Re: One Window Provincial Review Comments 
Region of Niagara Proposed Regional Official Plan Amendment No. 18 
Northwest Welland urban boundary expansion 
MMAH File No.: 26-EOPA-203456 

Thank you for requesting comments from the Ministry of Municipal Affairs and Housing (MMAH) 
through the One-Window Provincial Planning Service on proposed Regional Official Plan 
Amendment No. 18 (ROPA 18) by letter dated August 31, 2020. The proposed ROPA 18 is 
proceeding under section 17 of the Planning Act and therefore the Region of Niagara (the Region) 
is the approval authority. 

The purpose of ROPA 18, which has been initiated by the City of Welland (the City), is to expand 
the City’s urban area boundary to add approximately 190 hectares of land known as ‘Northwest 
Welland’ into the urban settlement area and designate these lands as Designated Greenfield Area 
and Built-Up Area, as applicable. In total, the amendment area comprises approximately 190 
hectares, of which 31 hectares are protected environmental features within the Natural Heritage 
System, approximately 58 hectares of the area is currently occupied by existing uses and 
designated as Built-Up Area and approximately 102 hectares of the amendment area will be 
Designated Greenfield Area. 

The draft ROPA 18 is limited in scope as it consists of mapping changes to the applicable Regional 
Official Plan schedules to modify Niagara Region’s Urban Area boundary for the City to add the 
Northwest Welland expansion area. The amendment also adds a site-specific policy to recognize 
the expansion area as being within the urban boundary of the City. 

We also understand there is a related local Official Plan Amendment No. 24 (OPA 24) to amend the 
urban boundary in the City of Welland Official Plan, which was adopted by City Council on 
December 17, 2019 and submitted to the Region for approval and that an associated draft 
Northwest Welland Secondary Plan has been prepared which identifies the detailed land use 
permissions. As per the Region’s circulation letter, the local and Regional amendments will be 
reviewed and brought forward by the Region concurrently for a decision. 
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The following comments relate to the Planning Act, Places to Grow Act, 2005, consistency with the 
Provincial Policy Statement, 2020 (PPS), and conformity with A Place to Grow: Growth Plan for the 
Golden Horseshoe, 2019, as amended by Amendment 1 (Growth Plan). MMAH staff comments are 
based on a review of draft ROPA 18 and supporting documentation, including the Scoped Planning 
Rationale Report for the Northwest Welland Amendment Area (June 2020) and the Rationale for 
Urban Growth for Northwest Welland (July 2019). We circulated the proposed ROPA 18 to the 
following partner ministries through the One-Window Provincial Planning Service: Ontario Ministry of 
Agriculture, Food and Rural Affairs (OMAFRA), Ministry of Natural Resources and Forestry (MNRF) 
and the Ministry of Transportation (MTO). The pre-consultation comments are intended for the 
Region’s consideration in their decision-making. 

Ministry staff have identified the following issues with proposed ROPA 18: 

• ROPA 18 does not appear to conform with the in-effect Niagara Regional Official Plan. 

• The proposed expansion area is larger than 40 hectares which does not conform with policy 
2.2.8.6 of the Growth Plan. 

• ROPA 18 proposes a major settlement area boundary expansion which is required to be 
considered through the Region’s new Official Plan / Municipal Comprehensive Review 
program as per policy 2.2.8.2 of the Growth Plan. 

• It is unclear how the proposed expansion lands can be justified when the preliminary land 
needs assessment demonstrates a need for 42 hectares of additional greenfield land. 

• It is unclear how the minimum Designated Greenfield Area density target will be achieved for 
the proposed lands to be added. 

• Concerns with the Agricultural Impact Assessment, including that no alternative locations 
which avoid prime agricultural areas were evaluated. 

Existing Niagara Regional Official Plan Urban Boundary Expansion Policies 

The City is proceeding with the proposed ROPA 18 application pursuant to policies 2.2.8.5 and 
2.2.8.6 of the Growth Plan and is seeking multiple, concurrent 40 hectare expansion requests 
ahead of the completion of the Region’s new Official Plan and Municipal Comprehensive Review 
(MCR). 

The Growth Plan was amended on May 16, 2019, to allow for consideration of settlement area 
boundary expansions that are no larger than 40 hectares in advance of the MCR, subject to criteria 
(policies 2.2.8.5 and 2.2.8.6). However, policy 2.2.8.5 is a ‘discretionary policy’ in that it does not 
mandate an outcome but instead provides flexibility to consider settlement area boundary 
expansions in certain circumstances. 

Subsection 24(1) of the Planning Act continues to apply, providing that planning decisions are 
required to conform with the official plan policies which are in effect. While subsection 14(2) of the 
Places to Grow Act provides that the Growth Plan prevails in the case of conflict between the 
Growth Plan and an official plan, this would only be relevant where there is a conflict. 

In the absence of a conflict with the Growth Plan, existing prohibitive policies in official plans, 
therefore, would have to be amended in order to enable a settlement area boundary expansion 
under policy 2.2.8.5 of the Growth Plan. 

The in-effect Niagara Regional Official Plan (ROP) urban area expansion policies provide that an 
urban area boundary expansion may only occur where a municipal comprehensive review has been 
completed by the Region, subject to criteria (policy 4.D.1.1). 

ROPA 18 does not include any proposed amendments to the Region’s existing urban boundary 
expansion policies in Section 4.D (Municipal Comprehensive Review) of the Niagara ROP. 
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Proposed ROPA 18 consists of mapping changes to redesignate the Northwest Welland study area 
to Urban Area and add a site-specific policy to recognize the expansion area. 

Therefore, if the Region considers updating its in-effect official plan’s policies for urban boundary 
expansions to implement the Growth Plan’s discretionary policies, it would enable consideration of 
settlement area boundary expansions in advance of the MCR. The Region may also include 
additional criteria in the ROP further to the criteria in policy 2.2.8.5 of the Growth Plan as the 
policies of the Growth Plan represent minimum standards and municipalities can go beyond the 
minimums provided, they do not conflict with any policy of the Growth Plan. 

Proposed Expansion Area is Larger than 40 hectares 

In total, the proposed ROPA 18 expansion area comprises approximately 190 hectares as the City 
is seeking multiple, concurrent 40 hectare expansion requests ahead of the completion of the 
Region’s new Official Plan / MCR. There is no limit to how often a municipality may undertake a 
settlement area boundary expansion in advance of the MCR, provided the criteria in policy 2.2.8.5 
and all other applicable policies in the Growth Plan are met. 

However, any individual official plan amendment implementing a settlement area boundary 
expansion undertaken outside the MCR is limited to a maximum of 40 hectares pursuant to policy 
2.2.8.6 of the Growth Plan. Draft ROPA 18, as written, is proposing a settlement area boundary 
expansion larger than 40 hectares which does not conform with policy 2.2.8.6 of the Growth Plan. 

In this regard, the Region may want to consider opportunities to differentiate between multiple 40 
hectare portions, or phasing of one or smaller portions (of up to 40 hectares) to be approved rather 
than contemplation of the entire 190 hectares area. 

Niagara new Official Plan Program 

We understand Regional staff are preparing background studies for a new Official Plan, including 
four interrelated studies to support the comprehensive growth management program / MCR, 
including a Regional Structure Review, Settlement Area Boundary Review, Employment Lands 
Strategy, and a Housing Strategy. Regional staff recently provided updates to Regional Council at 
its September 17, 2020 meeting on its Regional Structure and Settlement Area Boundary Review, 
which are key components of the new Official Plan program. 

The Regional Structure will outline where growth and development are to occur across the Region, 
including a new Schedule “A” to the ROP that sets out the land use structure for the Region, 
including the boundaries of Urban Settlement Areas, Rural Settlement Areas, Agricultural Areas and 
Rural Lands, among other components. The Settlement Area Boundary review, including a 
Regional Land Needs Assessment (LNA) will determine the amount of land required to 
accommodate the updated Growth Plan, Schedule 3 forecasts. 

The Region should consider whether it is premature for a major settlement area expansion in the 
Region (Welland) to proceed in the interim period while the above-noted Growth Plan conformity 
work is underway and will address regional structure and land supply needs, among other matters, 
including any potential settlement area boundary expansions. 

Designated Greenfield Area Density Target 

Policy 2.2.8.5 a) of the Growth Plan requires that lands that are added to a settlement area will be 
planned to achieve at least the minimum density target in policy 2.2.7.2, which means for Niagara 
Region, a designated greenfield area (DGA) minimum density target that is not less than 50 
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residents and jobs combined per hectare. This applies to the 102 hectares of the total proposed 
expansion area of 190 hectares which is planned as future designated greenfield lands. 

Based on a review of the Scoped Planning Rationale Report, prepared by SGL Planning & Design 
Inc., dated June 2020 (the Report), it is unclear how the proposed expansion can be justified when 
the preliminary LNA identified a need for only an additional 42 hectares of DGA land whereas draft 
ROPA 18 proposes to add 102 hectares of future DGA. In addition, it is unclear how the proposed 
lands to be added will be planned to meet the Growth Plan’s minimum DGA density target of 50 
residents and jobs per hectare when the existing DGA is only 35.5 hectares. It appears that the 
planning rationale in the Report is premised on future population allocation by the Region to 
Welland which would seem to be premature until the Region completes its next MCR and updated 
LNA. 

Agricultural System 

Agricultural System Location Alternatives 

The majority of the Northwest Welland study area is part of the Agricultural System for the Greater 
Golden Horseshoe (GGH) identified by the Province which comprise prime agricultural areas. Policy 
2.2.8.5 b) of the Growth Plan requires that the location of any lands added to a settlement area will 
satisfy the applicable requirements of policy 2.2.8.3. This includes policy 2.2.8.3 f) which requires 
alternative locations which avoid prime agricultural areas to be considered across the upper-tier 
municipality (Niagara). 

The Report addresses policy 2.2.8.3 f) with a very brief summary of the findings of the Agricultural 
Impact Assessment (AIA) conducted for the Northwest Welland Secondary Plan and identified no 
alternative locations were identified in the AIA. The AIA for the secondary plan specifically excludes 
location alternatives noting that it would be completed at the settlement area boundary expansion 
stage. No other AIA work or assessment of alternative locations were found. 

Until it is demonstrated that alternative locations outside of the prime agricultural area and on lower 
quality agricultural land were evaluated and found unsuitable, OMAFRA does not consider this 
policy to be met. 

Agricultural Impact Assessment Technical Comments 

OMAFRA staff reviewed the AIA that provided context of soil class, productivity, and other 
agricultural trends in Welland and Niagara. However, study area specific information was limited. 
The connection between broader identified trends and the impact of the proposed settlement area 
boundary expansion was unclear. 

OMAFRA staff advise that the assessment of Minimum Distance Separation (MDS) Guideline # 12 
is incorrect. The AIA suggests that it does not apply if there are four or more non-agricultural uses 
within close proximity of the barn. Guideline # 12 allows for a reduced MDS setback with specific 
criteria including that the uses are within the intervening area (a 120o arc between the existing 
livestock facility and the proposed new use), located on separate lots, and that the uses are the 
same or greater sensitivity (i.e. Type A or B land use). A settlement area is considered a Type B 
land use (Guideline # 34). The uses in the intervening area must also be a Type B land use. The 
conclusion of the AIA recommends that MDS be revisited at the time of application of Plans of 
Subdivision. Please note that the MDS must be completed at the time of the settlement area 
boundary expansion as per Growth Plan policy 2.2.8.3 g). Additionally, MDS is not designed to 
apply within settlement areas. Therefore, OMAFRA recommends the Region confirm the presence 
or absence of livestock facilities and anaerobic digesters. 
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The agri-food network is briefly mentioned in Section 2.7 of the AIA. The agri-food network is a 
component of the Agricultural System, not the reverse as described in the AIA. The limited 
description of the assessment does not provide enough information to evaluate the sufficiency of 
review of potential impacts to the agri-food network. It also does not appear that consultation was 
undertaken as a component of the AIA. This can be a beneficial source of information that goes 
beyond what is visible from an aerial survey or fieldwork and provide insight on all aspects of the 
AIA, especially the agri-food network. 

The above identifies the main concerns with the submitted AIA. OMAFRA does not consider the AIA 
to meet the requirements of Growth Plan policy 2.2.8.3 h). OMAFRA’s draft AIA guidance document 
notes that municipalities have the discretion to peer review AIA documents. Therefore, OMAFRA 
encourages the Region to consider the benefits of a peer review of this AIA by a qualified person. 
Peer reviews may be conducted in-house if appropriate knowledge and capacity exist. 

Natural Heritage Technical Comments 

Species at Risk 

Aquifor Beech’s Natural Heritage Report prepared in April 2019 refers to the role of MNRF for 
considering, screening or evaluating species at risk (SAR). This does not reflect the recent transfer 
of SAR-related matters and the Endangered Species Act to the Ministry of Environment, 
Conservation and Parks (MECP). Comments or technical advice related to SAR and their habitats in 
the land use planning for the Northwest Secondary Plan Area should be sought from MECP. 

Niagara Street – Cataract Road Provincially Significant Wetland 

In Section 5.2.3 Wetlands of Aquifor Beech’s Natural Heritage Report, it is noted that a portion of 
the Niagara Street - Cataract Road Wetland Complex Provincially Significant Wetland (PSW) is 
located within the Northwest Welland area. The scope of the Background Study was not to re-
evaluate the wetland, however, Aquifor Beech identified that MNRF’s confirmed wetland boundary 
excluded several large areas that were previously cultivated and have now become naturalized. 
They recommended re-evaluation of the PSW during site-specific assessment studies carried out 
later in the land use planning process. We note that MNRF’s confirmed wetland is reflected as 
Environmental Protection Area on Figure 3: Preliminary Land Use Plan in the Scoped Planning 
Rationale Report (June 2020) and the excluded areas identified as Environmental Conservation 
Area. 

MNRF has no concerns with the above-noted approach. At the time that a site-specific assessment 
is undertaken and if some of these larger areas are confirmed by MNRF to be within the PSW, an 
appropriate vegetative buffer (generally recommended to be 30 metres from the wetland boundary) 
should be maintained between the wetland and the adjacent land uses (i.e. proposed low density 
residential, proposed road). 

Transportation Technical Comments – Northwest Welland Secondary Plan 

MTO appreciates the City’s assessment of the transportation facilities within the proposed 
expansion area (Northwest Welland Secondary Plan). MTO is supportive of the City’s plan to create 
a unified and integrated network for all modes of transportation and has noted the several 
opportunities to improve active transportation facilities, expand transit service, and implement traffic 
level improvements. 
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Conclusion 

Thank-you for the opportunity to review proposed draft ROPA 18. Please send the ministry a copy 
of the Notice of Decision when a decision is made. MMAH staff look forward to discussing these 
matters further with the Region and the City. 

If you have any questions, please do not hesitate to contact me by phone at 416-629-6399 or by 
email at Louis.Bitonti@ontario.ca. 

Sincerely, 

< Original Signed By > 

Louis Bitonti, MCIP, RPP 
Senior Planner 
Municipal Services Office – Central 

c. Anneleis Eckert, OMAFRA 
Elaine Hardy and Anna Golovkin, MTO 
Ian Thornton and Kim Benner, MNRF 
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October 02, 2020 

Our File No.: PLROPA202001048 
BY E-MAIL ONLY 

Planning and Development Services 
Niagara Region 
1815 Sir Isaac Brock Way, P.O. Box 1042 
Thorold, ON L2V 4T7 

Attention: Kirsten McCauley, MCIP, RPP 

Senior Planner, Secondary Plans 

Subject: Niagara Peninsula Conservation Authority (NPCA) Comments 

Application for Regional Official Plan Amendment (ROPA 18) 

NPCA staff have received the above noted application to amend Niagara’s Regional Official Plan to add 
Northwest Welland into the urban boundary. The NPCA has also reviewed several reports and studies 
including a background report titled “Welland Northwest Area Secondary Plan, Phase 1: Background Studies 
– Natural Heritage and Natural Hazards Existing Conditions” (dated April 11, 2019) by Aquafor Beech Limited 
as well as the Draft Secondary Plan Policies, Stormwater Management/Subwatershed Study and the Key 
Directions Report in support of this application. NPCA staff note that this application is also related to the 
City of Welland’s local Official Plan Amendment 24 (adopted in December) and OPA 29 (Northwest Welland 
Secondary Plan). Based on our review of the above, NPCA staff offer the following comments. 

The NPCA regulates watercourses, flood plains (up to the 100 year flood level), Great Lakes shorelines, 
hazardous land, valleylands, and wetlands under Ontario Regulation 155/06 of the Conservation Authorities 
Act. The NPCA’s Policies, Procedures and Guidelines for the Administration of Ontario Regulation155/06 
and Land Use Planning features. The following comments are offered in that context. The comments below 
also reflect the NPCA’s delegated responsibly (through a Memorandum of Understanding with the Province) 
to provide comments on Planning Applications as they relate to Section 3.1 (Natural Hazards) of the 
Provincial Policy Statement (PPS). 

The Secondary Plan area contains several NPCA regulated watercourses including the Towpath Drain and 
associated floodplain lands as well as portions of the Niagara Street Cataract Road Woodlot Provincially 
Significant Wetland (PSW) Complex. There are additional areas of unmapped features that could potentially 
meet the criteria to be wetlands regulated by the NPCA within the subject area. 

In general, the NPCA is supportive of the Urban Boundary expansion provided all NPCA regulated features 
are appropriately protected. While the mapping does not show all NPCA regulated lands, there are 
appropriate policies within the Secondary Plan and the City’s Official Plan to ensure protection of NPCA 
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regulated lands. Further, more detailed comments were given to the City regarding the NPCA’s review of 
OPA 29. Those comments are also attached for your information. 

Conclusion 

NPCA staff are supportive ROPA 18 to add the lands within the Northwest Welland Secondary Plan into the 
urban boundary. Please send a copy of any staff reports to Committee/Council once they are available. If 
you have any questions, please let me know 

Yours truly, 

Sarah Mastroianni, 

Watershed Planner 
(905) 788-3135, ext. 249 
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ED 2-2021 
January 13, 2021 

Page 1  
 

 
Subject: Tourism Adaption and Recovery Fund 

Report to: Planning and Economic Development Committee 

Report date: Wednesday, January 13, 2021 
 

Recommendations 

1. That the Director of Economic Development BE AUTHORIZED to execute the 

necessary documentation to provide funding to successful applicants to the Tourism 

Adaption and Recovery Fund, granted by Fed Dev Ontario, and to administer the 

program funds.  

Key Facts 

 The Economic Rapid Response Team (ERRT) collaborated on an Expression of 

Interest, which was submitted in November, to the Tourism Adaption and Recovery 

Fund, provided by Fed Dev Ontario.  

 This funding, which has now been approved, will provide financial assistance for 

tourism dependent businesses in Niagara to operate within Public Health protocols 

and thereby retain/create jobs, increase competitiveness and sustainability post 

COVID-19.  

 Niagara Region is the funding applicant and will be managing the project with 

collaboration and support from the municipal economic development offices. 

 Niagara Region has signed an agreement with Fed Dev Ontario for the funding 

project which will run from January to December 2021. 

Financial Considerations 

There are no additional financial implications as the funding will come to Niagara 

Region, as the applicant, from Fed Dev Ontario and flow through to the businesses via 

an application process. Fed Dev will also cover the cost of program administration, 

through a project manager. 

This funding and the related grants have not been included in the draft 2021 budget due 

uncertainty at the time of budget preparation.  The budget adjustment process will be 

followed after budget approval to achieve inclusion in the 2021 Operating Budget.  
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Analysis 

All businesses, regardless of sector have experienced some form of negative impact as 

a result of COVID-19 in Niagara.  However, Niagara’s tourism-related businesses have 

been hardest hit.  Most notably the following sectors have experienced the greatest 

negative affects as a result of the pandemic:  local festivals, accommodation, food 

services, wineries/craft beverage, arts and entertainment, recreation and retail sectors.  

The viability of our Niagara economy relies heavily on the success of our tourism sector; 

more so that other similar municipalities in Ontario.  This sector is by far the most 

vulnerable.  Therefore it is vital to provide the much-needed resources and adaptation 

support that our tourism industry requires in order to sustain and improve their 

businesses. 

Pre-pandemic, Niagara welcomed more than 13 million tourists annually.  Most were 

domestic travellers, with over 3 million coming from the United States and 

approximately 1 million were from overseas.  The sector drives more than $2.4 billion 

dollars in expenditures across 2,800+ businesses and employed 40,000 residents of 

Niagara.  Niagara has 1.8 times the concentration of tourism jobs than Ontario. 

Based on Business Impact Survey data, it is estimated that since March the tourism-

oriented sectors in Niagara have experienced $1.1 billion in lost revenue. That number 

could reach over $4 billion within a year. Therefore, it is important to have resources 

and measures in place to support the region’s tourism industry.  Also, since March 

businesses in the tourism-oriented sectors reported layoffs of over 32,800 staff at the 

height of business lockdown measures, with 19,700 (60%) remaining unemployed as of 

October 2020. By June 2020, Niagara tourism-oriented sectors experienced 33 

permanent business closures with likely many more closures to-date.  

 

This project would provide financial assistance in the form of 80% grants, to enable 

tourism-dependent businesses to equip themselves to meet Public Health guidelines 

and protocols and by doing so, continue to operate, particularly through the shoulder 

and off season in 2020/21. It can be applied to costs incurred from June 2020 when 

businesses first started to open up again. 

 

An application process has been developed and will be widely promoted to tourism-

dependent businesses across Niagara. An adjudication committee has been formed to 

conduct the selection process using an evaluation matrix.  The committee has 

representation from the municipalities. There will be a funding agreement between 

Niagara Region and the successful businesses which will be signed by the Director, 
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Economic Development.  Grants will be a minimum of $2,500 and a maximum of 

$20,000 with a matching contribution of 20% from the business. Claim forms and 

reporting procedures have also been created. There will be regular reporting back to 

Fed Dev Ontario throughout the project. 

 

Niagara Economic Development is providing marketing dollars and assistance to 

promote the fund to tourism-dependent businesses through social media and radio ads 

and will provide the local area Economic Development offices with a media kit which 

can be customized to promote the fund to their local businesses. 

Alternatives Reviewed 

None applicable.  

Relationship to Council Strategic Priorities 

This project will strategically enforce Regional Council’s priority ‘Supporting Businesses 

and Economic Growth’. 

Other Pertinent Reports 

ED 9 COVID-19 Response and Business Continuity in Economic Development 

ED 17-2020 COVID-19 Response and Business Continuity in Economic Development  

 

 

________________________________ 
Prepared by: 
Valerie Kuhns 
Manager, Strategic Initiatives 
Economic Development 

_______________________________ 
Recommended by: 
George Spezza 
Director 
Economic Development 
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______________________________ 
Submitted by: 
Ron Tripp, P.Eng. 
Acting Chief Administrative Officer  

208



Economic Development 

1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7 

905-980-6000 Toll-free: 1-800-263-7215 
 
 

 
MEMORANDUM 

ED 1-2021 

Subject: COVID-19 Response and Business Continuity in Economic 

Development 

Date: January 13, 2021 

To: Planning and Economic Development Committee 

From: George Spezza, Director, Economic Development 

 

Economic Development 

Current Status of Operations 

This memo is the Economic Development Division’s monthly update on our response to 

COVID-19 and business continuity.  During the last month we have had some staff 

changes, noted below, but otherwise operationally, the balance between recovery 

planning and business continuity, remains unchanged. 

The Division’s work is focused on leading planning for business recovery, through the 

Economic Rapid Response Team (ERRT) and the implementation of the Economic 

Recovery Plan.  We respond as necessary to new directions and protocols from Public 

Health to ensure that our businesses have the most current information. 

Service/Operational Changes 

At the end of November, George Spezza started as Director, Economic Development.  

Val Kuhns who had been in the Acting position for 2 years, moved back to her role as 

Manager, Strategic Initiatives.  Kelly Provost, who had been the Acting Manager, 

Strategic Initiatives has accepted a new position as Director, Economic Development for 

Sarnia and left Niagara Region at the beginning of December.  As of January 4, the 

Division’s Administrative Assistant, Monica Nieuwland will be returning from maternity 

leave.  At this point, Economic Development will be fully staffed with a team of nine 

people.   
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Significant Initiatives and Actions Taken 

Campaign to Support Local Businesses 

Responding to a motion from Regional Council a ‘Buy Local’ campaign has been 

developed and executed. Using a three-tiered approach, Niagara Region’s Economic 

Development team has amplified, supported and complimented local municipal 

campaigns during the holiday season. In addition, we ran a complimentary Niagara-

wide campaign to advocate for local business, and connect residents with existing ‘Buy 

Local’ initiatives in their community. 

 

The campaign has three pillars: Amplify; Support and Develop.  It amplified the outreach 

of planned and existing ‘Buy Local’ campaigns by municipalities.  It supported those 

municipalities who do not have a fulsome ‘Buy Local’ campaign by creating customized 

collaborative campaigns. It developed a Niagara-wide multi-channel awareness 

campaign on the benefits of buying local.   

 

There is a full list of ‘Buy Local’ campaigns on the www.niagaracanada.com website. 

Regional Councillors have been sent a toolkit for them to use and share with their 

networks.   

 

Marketing Support to Businesses 

Website Analytics:  Last 30 days: Vs. Same time last year: 

Visits  10, 848 (+1,242) 

Page views: 22,861 (+2,790) 

Unique Visitors: 8,912  (+1,570) 

Returning Visitors: 256  (-15) 

Most popular Pages:  Number of Views: 

Niagara PPE Provider Directory  6,550 

COVID-19 Business Support 2,433 

COVID-19 News 1, 056 
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Additionally as part of the recovery efforts we have relaunched our COVID-19 Business 

Support page with additional resources and a user-friendly layout 

https://niagaracanada.com/covid-19-2 

Business Updates 

The biweekly calls to our EDO colleagues, BIAs, Chambers and industry associations 

are being used as a communications channel, working with Public Health to get 

information out to the business community through their networks. Most recently to 

discuss the visit by Provincial Offences Officers to hundreds of local businesses, to 

provide guidance on how to operate safely and comply with COVID-19 prevention 

requirements outlined in the Reopening Ontario Act. These visits took place between 

December 14th and 16th. Businesses were identified using intelligence from Business 

Licensing as well as patterns identified in Public Health’s contact tracing. This campaign 

supported the current efforts by our police, municipal by-law officers and public health 

inspectors. 

 

The bi-weekly calls also provide our extended stakeholder group with an update on the 

ongoing progress of the Economic Recovery Plan. 

 

Tourism Adaption and Recovery Funding 

At the time of writing this report, an application submitted to Fed Dev Ontario for funding 

to support our local tourism-dependent businesses, has been approved.  It is 

anticipated that there will be a formal announcement by the Minister on or around 

January 4th.  The application was submitted on behalf of the Economic Rapid Response 

Team (ERRT) by Niagara Economic Development (NED).  The Economic Development 

Offices will collaborate on the adjudication of the applications and the administration will 

be done by NED.  The project will run from January 2021 to December 2021.  Funding 

will be available for the costs of equipping businesses to meet Public Health guidelines 

and protocols including: purchase of PPE, cleaning supplies etc. for workers; 

accommodating social distancing (expansion of restaurant patio space, pick up windows 

or curbside pick-ups for retailers, secondary entry/exit to allow physical distancing, 

equipment to extend the outdoor dining season e.g. purchase of patio heaters); 

implementation of technology, digital tools etc. for tourism operators to enable e.g. 

virtual queue, timed entry ticketing and marketing to promote the business that are 

open. 
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Business and Economic Research and Analysis 

Ongoing projects include: Niagara Active Economy research project with the Niagara 

Community Observatory; ICT Policy Brief (February 2021), Niagara Community 

Observatory; Scenario Planning Prioritization Committee, Niagara Workforce Planning 

Board (drafting a report on Niagara for the Province that looks at potential scenarios 

and possible outcomes over the next 2 years); ERRT COVID-19 Business Impact 

Survey – Part 3 (deferred until January 2021); Niagara Economic Update (February 

2021) and Equifax data purchase and report (January/February 2021). 

Other projects include:  Niagara Region COVID-19 Recovery Measurement Indicators 

(providing advice and information); Airport Economic Impact Assessment Project 

(providing advice and assistance) and Students going digital - the economic impact on 

Niagara (providing advice and assistance to Niagara Workforce Planning Board). 

Business Development 

Niagara Economic Development has been actively involved in two site selection 

exercises with the Province of Ontario. This has resulted in a number of sites from 

across the region being put forward for consideration. In addition, the Niagara Region 

has processed and approved two Industrial Development Charge grants worth a total of 

$173,970.50. We also received one Gateway CIP application that is currently under 

review for the expansion of a new industrial property. 

 

Trade and Investment 

FDi meetings are ongoing virtually, focused on the U.S. and U.K. markets, working with 

lead generation consultants for each target market area to provide pre-qualified leads. 

In the U.S. 5 more meetings were completed in the last 30 days, with follow up.  In the 

U.K. 1 more meeting was held, with follow-up. There are 5 more meetings scheduled, 

with a target of 60 in 2020.  The work has continued to be hindered by COVID-19.  It is 

anticipated fully half of the 60 lead meetings in the U.S. and 15 meetings in the U.K., will 

run into 2021.   

FDi work to hold 15 virtual qualified lead meetings with the Hamilton Niagara 

Partnership in the State of Florida has also been delayed until January 2021.  Huge 

COVID-19 spikes in Florida, in combination with the distractions of the U.S. election has 

made the securing of qualified leads difficult there at this time.  

A successful kick-off virtual round table to address the Supply Chains/Import 

Replacement portion of the ERRT Economic Recovery Plan was convened with 10 

Niagara Manufacturers.  The majority are in favour of a robust initiative to feature 
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“localization” and link what Niagara manufacturers make with what Niagara 

manufacturers need via a monthly virtual drop-in centre.  The exact nature of this 

platform is being explored now and it will involve all 12 Niagara municipalities. 

The Coordinator for the Foreign Trade Zone (FTZ) has continued to link Niagara’s trade 

community to current federal government Covid-19 trade resources including: a 

particular focus the CanExport grant (in the last month the coordinator has worked with 

7 SMEs in the region in support of their grant applications); Connected Niagara’s PPE 

suppliers to the Canadian COVID-19 Capabilities Directory with 2 applications 

completed and several in process; 17 client inquires and meetings to leverage the 

benefits of Niagara’s FTZ designation and to better inform and keep Niagara’s trade 

community connected to relevant trade news, acting as an outlet to help resolve trade 

concerns, and provide opportunities to positively benefit Niagara’s trade community, the 

FTZ coordinator created the Monthly “Regional Trade Report.” 

Support for Local Area Municipalities without Economic Development resources 

Support provided to the Local Area Municipalities (LAMs) without an Economic 

Development Officer included: engaging and connecting them to secure marketing 

support for buy local initiatives; supported Niagara-on-the-Lake business directory 

planning and SME mental health resources; total of 7 LAM Fund applications approved 

including new applications from Lincoln and Fort Erie, applications are pending from 

West Lincoln and Niagara-on-the-Lake. 

Operational Outlook 

1 month 

 Marketing of Fed Dev Ontario, Tourism Adaption and Recovery Funding ongoing, 

application process in place and applications reviewed. 

 COVID-19 third Business Impact Survey released. 

 ‘Open in Niagara’ website expanded into permanent regional business directory. 

3 month 

 Implementation of Economic Recovery Plan completed. 

 Continue to monitor economic indicators to better understand the impact of 

COVID-19 on the local economy compared to previous years and determine 

where resources could be best utilized to maximize ongoing economic 

development programing. 
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 First round of Fed Dev Ontario funding paid to tourism-dependent businesses. 

6 month  

 Longer term strategic economic development planning started (depending on 

COVID-19). 

 Review work practices depending on Niagara Region recommendations and 

Public Health Advice. 

Respectfully submitted and signed by 

 

 

________________________________ 

George Spezza 

Director, Economic Development 
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 Planning and Development Services 

1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7 

905-980-6000  Toll-free: 1-800-263-7215 
 
 

 
MEMORANDUM 

PDS-C 2-2021 

Subject: COVID-19 Response and Business Continuity - Planning and 

Development Services 

Date: January 13, 2021 

To: Planning and Economic Development Committee 

From: Doug Giles, Acting Commissioner 

 

Community and Long Range Planning 

Current Status of Operations 

The community and long range planning group continue to successfully advance its 

projects in a work-from-home setting.   

The next few months will include considerable policy drafting for the Niagara Official 

Plan. For most topics covered in the Official Plan, the background work is complete or 

nearing completion. Thus, we are preparing draft policy for public review. This will be 

provided in a report in late spring.   

Further discussion of the Official Plan program is set out in PDS 4-2021. 

Early in the New Year, we anticipate receiving inputs, separately, from Hemson 

Consulting and CANCEA. This data will help inform our land needs assessment and our 

housing needs. A key consideration for the Niagara Official Plan is affordability – the 

data should help provide us direction on this matter.  

Considerable consultation is planned for the New Year. This will include one-on-one 

meetings with local planning staff, Regional and local Council, stakeholders and the 

public. 

  

215



 PDS-C 2-2021 
January 13, 2021 

Page 2  
______________________________________________________________________ 

 

Development Planning & Approval Services 

Current Status of Operations 

Development Planning & Approval Services continues to adapt to ensure the delivery of 

core development review functions including: review and comment on all development 

applications from a Provincial and Regional perspective, coordinating and analyzing 

internal review/comments from Urban Design, Environmental Planning and 

Development Engineering for a “one-window” Regional response.  

The following development volumes were received by the department during November:  

 Planning Applications (includes zonings, subdivisions, site plans, etc.) - 47  

 Engineering Applications (includes servicing reviews, site plans, etc.) - 26  

 Private Septic Applications - 39  

 Pre-consultations – 71 

The total volume of formal applications (115 - excludes pre-consultations) represents a 

42% increase of 22 applications compared to October 2019 (85 applications). As 

previously reported, September volumes was the highest in the past two years, and 

November volumes has also exceeded monthly volumes since January 2019 as 

illustrated in the graph below. 

 

216



 PDS-C 2-2021 
January 13, 2021 

Page 3  
______________________________________________________________________ 

 
Pre-consultations experienced a 37% increase from the October volume of 45 

development proposals. As pre-consultations represent potential future development 

applications, pre-consultation volumes are a possible indicator of anticipated future 

development activity. While there was a decline in pre-consultations at the early stages 

of the pandemic due to the shutdown, with the lowest volume for 2020 of 25 proposals 

received in April, volumes have continuously increased to similar levels to 2019. Also, 

the November volume of 71 proposals is the highest monthly level in 2020 and exceeds 

2019 monthly volumes as illustrated below. Overall, however, the impact of the 

pandemic is evident as the current volume for 2020 (492 proposals up to November) is 

not anticipated to reach the 2019 volume of 791 pre-consultations. Nevertheless, the 

exceptionally high level of per-consultations in November may signal robust 

development activity in 2021.   

 

In November the 2020 Niagara Biennial Awards was concluded with winning projects 

unveiled to PEDC (November 9th). Out of 68 submissions received in January 2020, 18 

winning projects were chosen by an esteemed jury of five recognized members in 

disciplines ranging from urban planning, architecture, landscape architecture, interior 

design, and art. The Niagara Biennial has been well-received by the development and 

design sector with winning projects highlighted on social media. The next installment will 

be in 2022.  
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Infrastructure Planning & Development Engineering 

Current Status of Operations 

Development Engineering 

We are continuing to respond to development applications with engineering 

comments, legal agreements for road works, and processing Environmental 

Compliance Approvals (ECA) under the Transfer of Review program for new 

sanitary and storm sewers. Additionally, we are continuing with Stormwater 

Management (SWM) review, Transportation review/meetings, and Water & 

Wastewater (W&WW) review/meetings as it relates to development applications 

and inquiries. We are working on the SWM Guidelines Project with Wood 

Consulting Engineers and assessing schedule/deliverables to adapt to current 

situation. We are participating in the MECP sessions on the proposed changes to 

the Consolidated Linear Infrastructure ECA Process for the entire sanitary or 

stormwater management system. Once fully implemented this will result in changes 

and new processes for all local municipalities and the Region for the two-tiered 

sanitary (wastewater) system and stormwater management system in Niagara.  

Infrastructure Planning 

We are reviewing the proposals received for the 2021 W&WW Master Servicing Plan 

(MSP) Update project in consultation with W&WW team. This is an important project for 

the Region and all local municipalities with urban water and sanitary sewer services. It 

will require significant effort, analysis, and consultation with the majority of work to be 

completed by end of 2021. The resulting growth capital water and wastewater projects 

are an essential input for the Development Charges Background Study and By-law 

update. 

 

Collectively, there are ongoing corporate wide-efforts to coordinate long range 

planning/growth with infrastructure planning projects (2021 W&WW MSP update) and 

the upcoming Development Charges Background Study & By-law update. 
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Development Industry Liaison 

We are continuing with the review of the potential build out scenarios for the urban 

areas in collaboration with planning group. This is necessary for the 2021 W&WW 

MSP update to evaluate servicing implications and supporting infrastructure. We 

are leading the development application process for the Linhaven and Gilmore 

Long Term Care (LTC) Redevelopment Projects and coordinating with St. 

Catharines, MTO, and other review agencies to ensure that site plan application 

can be approved and the timelines associated with this project remain on track 

(Government funding is tied to this as well). Participating with development industry 

meetings (NHBA) to understand impacts and restrictions from COVID to residential 

development industry and housing stock. 

Private Sewage/Septic Systems Program 

The Private Sewage System group (responsible for Part 8 of the Ontario Building 

Code) is continuing to receive and respond to septic permit applications, inspections, 

development applications, special requests and complaints. 

Respectfully submitted and signed by 

 

________________________________ 

Doug Giles, BES, MUP 

Acting Commissioner 

Planning and Development Services 
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Provide Information on the Niagara 
Official Plan Consultation, Work Program 

and Reports Over Q1 and Q2 of 2021.

• Conformity and limits of an Official Plan 

• Emerging themes to consider while reviewing and approving policy

• Two level workshops - Regional & Local Councils-The process of 
how Councils will be informed over the next few months 

• Niagara Official Plan reporting steps
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Conformity and Limits of an Official Plan

• Parts of Official Plan are mandated by provincial policy

• Council decisions - consistent with, conform to, or not conflict 
with, Provincial Policy

• Regional staff must make recommendations to Council under 
the same rules 

• Local Official Plans  comply with Niagara Official Plan once 
approved

• Official Plans are land-use policy planning documents
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Emerging Themes
Managing Growth - Proactively plan for assigned growth

Policy Interconnection - Changing policy in one area, impacts others

Contemporary Policy Platform - Allows Niagara to be competitive

Competing Interests - Balancing competing interests

Planning for the Long Term – 30 year plan; beyond immediate concerns

Regular Updating - Monitoring & updating (once approved) 

Assist with Local Conformity - Clear policies identifying local roles
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Workshops - Regional & Local Councils

1. Regional Council Workshop  March 2021

2. Local Council Workshops  March/April 2021

2 hour virtual workshops

Presentations and discussions on growth management key 
policy content and natural environment options

226



Upcoming Reporting to PEDC
February
Consultation Reports - Natural Environment

- Climate Change
Overlap Associated Directions Survey with Regional Councillors

April
Joint Report Highlighting draft policy integration for many sections:

•Growing Region
Regional Structure, Housing, Land Needs,  SABR

•Connected Region
Transportation, Infrastructure

•Vibrant Region
District/Secondary Plans, Urban Design, Archaeology

•Competitive Region
Employment, Agriculture, Aggregates

•Sustainable Region
Natural Heritage and Water System Options, Watershed  
Planning, Climate Change
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Questions ?
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Subject: Niagara Official Plan – Steps and Directions Moving Forward 

Report to: Planning and Economic Development Committee 

Report date: Wednesday, January 13, 2021 
 

Recommendations 

1. That Report PDS-4-2021 BE RECEIVED for information; and 

 

2. That Report PDS-4-2021 BE CIRCULATED to the Local Area Municipalities and 

Niagara Peninsula Conservation Authority. 

Key Facts 

 The purpose of this report is to provide information on the Niagara Official Plan 

consultation, work program and reports over Q1 and Q2 of 2021. 

 This is the first comprehensive review of the Niagara Official Plan since approval in 

the early 1970’s, this review is referred to as a Municipal Comprehensive Review 

(MCR). The objective of this MCR is to replace the outdated current Regional Official 

Plan and to provide a Niagara Official Plan that manages growth in Niagara over the 

next 30 years and balances the requirements of competing land uses. 

 To date, as background reports and other information has become available, reports 

have been presented by subject matter. However, policies in the Official Plan are 

interconnected and over the coming months subject matter will be presented as 

integrated policy sets.   

 The next phase of consultation, focusing on draft policy and implementation, will 

continue in early 2021 and will include consultation with Regional Council, local 

Councils, Area Planners and stakeholders. 

 In Q2 of 2021 (April) a Regional Official Plan Policy Report will be prepared for 

PEDC/Council that will reflect the recent round of consultation and provide the status 

of the following policy sets Growing Region – regional structure, housing, land needs 

assessment (growth allocations), settlement area boundary expansions; Connected 

Region – transportation, infrastructure; Vibrant Region – district and secondary 

plans, urban design, archeology;  Competitive Region – employment, agriculture, 
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aggregates; and Sustainable Region – natural heritage system & water resource 

system options, Niagara watershed plan project, climate change. 

Financial Considerations 

Council approved the resources to complete the Niagara Official Plan over a 5 year 

period as part of the 2017 Budget Process.  

Analysis 

Conformity & Role of an Official Plan 

Certain parts of Niagara’s Official Plan are mandated by provincial policy. For example, 

we must plan for employment areas and allocate assigned growth to them. Other 

policies in an Official Plan are more permissive, such as policies around climate 

change.   

The Planning Act, 1990 requires Council to make planning decisions that are consistent 

with, conform to, or not conflict with, Provincial Policy. Regional staff must make 

recommendations to Council under the same rules.  

Part of the Official Plan process is identifying the roles of Regional and local planning 

departments. Local municipalities will need to bring their Official Plans in to conformity 

with the Niagara Official Plan once it is approved by the Province.  

There are statutory limits on how much can be done in an Official Plan. Official Plans 

regulate the use of land and, to an extent, they can assist in addressing social issues 

such as youth and business retention. However, these matters are primarily not land 

use related, and therefore require strategies and programs outside the Official Plan. 

Emerging Themes 

 Managing Growth  

Future population and employment numbers are given to the Region by the 

Province. Over the past 3 to 4 years Niagara has experienced a level of population 

growth that if continued would achieve the previous 2041 population projections. A 

significant level of growth is coming to Niagara and the Niagara Official Plan is 

required to plan for this level of growth to 2051. Data from CANCEA indicates that 

increasing the supply of all forms of housing, low, medium and higher density 
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housing, will improve affordability, and support the long term future of Niagara 

socially and economically. Additionally, proactively planning through exercises like 

district and secondary plans, will allow for the allocation of growth and intensification 

in strategically identified areas. 

 

 Policies are Interconnected 

In the preparation of the Niagara Official Plan it is mandatory to consider all 

applicable Provincial policies. The interconnection between policy sets will allow the 

Niagara Official Plan to provide a framework that accommodates growth, ecological 

health and addresses climate. Changing direction in one area will impact other plan 

components. 

 

 Competing Interests 

Not everyone will agree on a planning outcome; in many cases, there can be more 

than one good outcome. Consultation carried out thus far identifies a variety of 

competing interests. A balanced policy approach often means fewer people or 

groups being highly satisfied. 

 

 Planning for the Long Term.  

The Niagara Official Plan will include policies that have not been addressed or 

required in the current Regional Official Plan. With this comes challenges in policy 

direction and decision making in an environment where communities do not stay 

static. Both the current and projected levels of growth will result in development 

patterns that represent significant changes compared to what has historically 

occurred.  

 

 Regular Updating.  

The Niagara Official Plan is a 30 year plan. To effectively monitor and adapt to 

changes that will occur it is important to ensure land use policies are review at 

regular intervals, that policies at the Regional and Local levels are aligned and that 

the monitoring of growth is consistent across Niagara.  

 

 Assist with Local Conformity 

Once the Niagara Official Plan is approved, local municipalities will need to bring 

their Official Plans in to conformity. It is important that Niagara Official Plan policies 

are clear in identifying local roles and responsibilities.  
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Consultation with Regional & Local Councils 

Niagara Official Plan consultation with Regional and Local Councils will beheld in 

February, March and April with both Regional Councillors and Local Councils. 

 

In February, Overlap Consultants will conduct an online survey of Regional Councillors 

relating to the direction and themes of the Regional Official Plan.  

 

Consultation with Regional Council in April will focus on growth management and 

environmental policy. The purpose is to inform Councillors of the draft policy direction 

and provide for discussion. Staff are not seeking any decisions from Councillors at that 

time, this consultation is to provide information and answer questions. 

Consultation with individual Local Councils including the Mayor, designated Local 

Councillors (i.e. Chair and Vice Chair of Planning and Economic Development 

Committee), CAO and Planning Director, will occur during March and April. The purpose 

is to provide an overview of policy contained in the Niagara Official Plan and to discuss 

policy sets that are of interest to the Local Councils.   

Other consultation is planned in early 2021, but for the purpose of this report, only 

Council related consultation is outlined.  

Upcoming Reporting To PEDC 

In the lead up to the Regional Official Plan Policy Report in Q2, the following reports will 

be coming to PEDC/Council in February and March:  

 A Consultation Report on Natural Heritage and Water Systems options which 

summarizes feedback obtained through the virtual Public Information Centres 

(PICs), virtual stakeholder workshops, discussions with Area Planners, 

presentations to provincial agencies and Niagara Peninsula Conservation Authority. 

 

 A Climate Change Report to outline consultation and feedback received to date from 

the Climate Change Discussion Paper. 

 

 Overlap Associates will report on its directions survey with Regional Councillors. The 

Overlap survey will be informed by public survey results of Pillar Statements and 

Directives previously developed.  
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Regional Official Plan Policy Report 

The Regional Official Plan Policy Report (the Report) will cover 5 policy sets and 15 

topics as presented below. The status of policy will be provided and draft policies will be 

included. There will be areas that are less developed and may not include draft policies.  

Importantly, the purpose of the Report is to provide information. Council will not be 

asked to make decisions (with limited exceptions, noted below). The Report is an 

opportunity for Council and the public to view the direction of the Regional Official Plan.  

Subsequently, significant consultation on draft policy will be undertaken before returning 

to Council for decision-making. 

The exception to the above is in relation to the Natural Heritage System and Water 

Resource System Options. In April, Committee and Council will be asked to make a 

decision on an environmental policy option, a decision will be necessary to ensure the 

next phase of work (preparation of detailed methodology, policy and mapping) can be 

initiated.   

The following is a breakdown of the topics to be covered in the Report, which has been 

organised by the Official Plan Sections. 

Growing Region 

Regional Structure   

The Regional Structure sets out a strategic distribution of population and employment 

growth to the planning horizon of 2051.   

A Regional Structure Policy Paper will be provided with the Joint Report.   

That Paper will include draft policies and a discussion of critical factors needed to 

allocate population and housing forecasts for the local municipalities, including the 

identification of Strategic Growth Areas, minimum intensification rates for Built-Up 

Areas, and density targets for Designated Greenfield Areas. The Regional Structure 

directs growth to these areas based on the area’s function, with the goal of achieving 

complete communities, protecting natural heritage resources, and maximizing 

investments in infrastructure, public transit, and community services. 
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Housing  

Niagara needs a diverse housing supply in order to improve affordability and offer a 

range of housing options. The Housing Strategy identifies the form of housing needed to 

accommodate Niagara’s current and future residents. This Strategy is based on 

extensive analysis of housing-related data, which is currently being updated to conform 

to the Growth Plan’s 2051 population and employment forecasts. 

Housing Strategy policies will support a range and mix of housing options and will 

establish targets to facilitate the development of affordable ownership and rental 

housing. These policies will also align with the Housing and Homelessness Action Plan, 

and coordinate with the Incentive Review to identify land use planning and financial 

planning tools that facilitate the provision of affordable housing.  

Draft policies will be included in the Joint Report. 

Land Needs Assessment (Growth Allocations) 

The Land Needs Assessment (“LNA”) is a technical, Region-led process that 

determines the amount of land needed for each local municipality. Specifically, the 

Region must quantify the amount of designated land each municipality requires to 

accommodate population, housing and employment forecasts provided to it in the 

Growth Plan. The Province released a new Land Needs Assessment Methodology in 

August 2020, which the Region must use. 

Staff are working expeditiously to provide a draft LNA. The LNA will be based on inputs 

from other background strategies noted here, including the Regional Structure (for 

intensification rates and densities), Housing Strategy (for housing mix and targets), and 

the Employment Policy Paper (for employment forecasts and densities).  

A summary of the draft LNA will be provided in the Joint Report.  

Settlement Area Boundary Expansions   

Settlement area (i.e. urban and hamlet) boundaries cannot be changed except where 

specific policies are satisfied. The Region has exclusive authority to adjust boundaries.  

However, the Region is working closely with local municipalities to set processes for 

boundary adjustment reviews.  
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The Region’s program is called the Settlement Area Boundary Expansion Review 

(“SABR”). A threshold component of the SABR is the outcome of the LNA. The LNA will 

set out the amount of population and employment growth and whether expansions are 

warranted; the SABR process is that which determines where that expansion will go. 

The SABR program has and will continue to be carefully coordinated with local 

municipalities. It balances the interests of Provincial, Regional, and local municipalities 

and their ability to accommodate growth. The process is done in collaboration with local 

municipalities and in consultation with stakeholders and the public. 

Regional staff are in the process of establishing evaluation criteria for the SABR 

program. This will allow for the assessment of SABR requests received to date. The 

evaluation criteria will prioritize the availability of existing infrastructure and public 

service facility investments, and consider impacts on watersheds, the natural 

environment, the agricultural system, and the protection of resource areas, as required.  

Evaluation criteria for the SABR program will be provided in the Joint Report.  

Additionally, staff will provide policies to guide any expansion applications submitted 

after approval of the Niagara Official Plan. 

Following consultation on the draft LNA and SABR evaluation criteria, at a later time 

Regional staff will bring forward a final LNA for Council endorsement.  Based on the 

final LNA, staff will make recommendations for boundary changes and that will be 

provided to the public and Council for consideration. 

Connected Region 

Transportation   

Transportation policies and mapping approved through Regional Official Plan 

Amendment No. 13 will be carried forward to the new Niagara Official Plan.  

A Complete Streets Design Manual is being developed by the Public Works 

Department, which will include the identification and application of Complete Streets 

typologies to the Regional Road system. The results of this analysis will result in 

updates to right-of-ways for all Regional Road segments listed in Table 9-1 of the 

existing Official Plan. The above-noted Table may not be ready for the Joint Report. If 

not, it will be provided in draft a later time.  
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Infrastructure   

Draft infrastructure policies will address promoting the efficient use and optimization of 

existing infrastructure; planning, designing and constructing systems to prepare for the 

impacts of a changing climate; integrating servicing and land-use considerations during 

all stages of the planning process; and developing water and wastewater master plans 

that identify options for servicing growth and development.  

Additionally, draft storm water policies will address promoting storm water management 

best practices, such as low impact development, water conservation and efficiency; 

ensuring storm water management is informed by watershed planning and prepared for 

the impacts of changing climate; and ensuring large-scale development will have storm 

water management plans that incorporate best practices, such as no negative impacts 

on the quality and quantity of surface or groundwater. 

 

Draft infrastructure policies will be provided in the Joint Report.  

Vibrant Region 

District & Secondary Plans 

District Plans and Secondary Plans are proactive planning tools that focus on managing 

growth and the development of complete communities to support economic prosperity. 

Although they vary in scale, both District Plans and Secondary Plans require a 

collaborative effort between the Region and the local municipalities, creates a strategic 

vision to inform where and how much growth can occur, and allow for the strategic 

identification of intensification areas within communities. These Plans rely on extensive 

public engagement and consultation.   

Secondary Plans will be used to implement the Regional Structure. Through the 

Niagara Official Plan, these plans will be required for Strategic Growth Areas and new 

Designated Greenfield Areas. They may also be considered for existing Designated 

Greenfield Areas and Built-Up Areas that are facing development pressure.  

Draft District and Secondary Plan policies will be included in the Joint Report. 
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Urban Design 

Urban design is the practice of making places attractive, memorable, and functional for 

the people who use them. It involves the arrangement, appearance and relationship 

between buildings, public spaces, transportation systems, services, and amenities. 

Policies will support a better understanding of urban design and commitment to 

excellence, enhancement of the public realm and promotion of active transportation, 

tools for urban design implementation, and providing a clear direction to local 

municipalities.  

Draft urban design policies will be provided in the Joint Report. 

Archaeology  

The review of proposed development sites for archaeological potential is a requirement 

of the Ministry of Heritage, Sport, Tourism and Culture. An Archaeological Management 

Plan (“AMP”), has been undertaken to streamline this Provincial review process at the 

local level. The AMP will create a clear process for the identification and conservation of 

archaeological resources. 

The Joint Report will provide information on the proposed archaeological review 

process and function, draft modelling and draft archaeological resource potential 

mapping. 

Competitive Region 

Employment  

An Official Plan Employment Policy Paper (“Employment Paper”) will be included with 

the Joint Report. The Employment Paper will contain draft employment policy and 

employment area mapping to be considered for the Official Plan. Recommendations are 

based on current legislation, detailed analysis, and other municipal practices. The 

Employment Paper will improve the degree of certainty and predictability to which 

employers can plan for and sustain viable employment operations for short- and long-

term horizons, while protecting Provincial and municipal interests.  

The Employment Policy Paper, which includes draft policies, will be provided in the Joint 

Report. 
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Agriculture  

The Region has a strong history of proactive agricultural planning. Regional agricultural 

policies are being refined to capture the updated policy regime implemented by the 

Province. The Agricultural System includes policies to protect the agricultural land base 

and the agri-food network. This includes elements important to the sector such as farm 

diversification and irrigation systems that contribute to a thriving agricultural industry.  

Regional staff, in collaboration with local area municipalities, have made refinements to 

the agricultural land base, including a review of provincially-proposed candidate areas 

for consideration as prime agricultural areas.  

 

The Joint Report will contain Agricultural draft policy and draft mapping. 

Aggregates  

The Region is expecting increased demand for aggregates to support forecasted 

growth. Background reports related to aggregate resources are complete and have 

been previously presented to Committee and Council. A first draft of the policies were 

prepared and circulated to the local municipalities, stakeholders, and industry 

representatives for comment.  

The Joint Report will contain an updated draft of the Official Plan policies for mineral 

aggregate resources and mineral aggregate operations. Mapping of mineral aggregate 

resources is undertaken by technical experts at the Province (Ontario Geological 

Survey). Planning staff have been in touch with our colleagues at the Province and 

hope to have new mapping for Niagara included with the Official Plan. 

Sustainable Region 

Natural Heritage System (NHS) & Water Resource System (WRS) Options  

In the Joint Report, the results of the additional analysis being completed on the NHS 

and WRS options will be presented. This includes statistics on the estimated extent of 

the natural heritage system and water resource system for each of the options, and 

commentary on the implications for developable land.  

 

238



 PDS 4-2021 
January 13, 2021 

Page 11  
______________________________________________________________________ 

 
The information will be presented for the urban areas in each local municipality. To 

accompany these detailed statistics, preliminary information on the policy intent of each 

option will be prepared.  

 

Unlike other topics set out in this Report, Committee and Council will be asked to make 

a decision on the preferred option for the NHS and WRS. It is critical that a decision is 

made at that time, to allow Staff to proceed with detailed mapping and policy 

development. Otherwise, the timing of the Official Plan will be in jeopardy.  

 

After a decision from Council in April, detailed draft mapping and policy for the NHS and 

WRS can be prepared for review and comment by Committee and Council, the public, 

and other stakeholders.  

Niagara Watershed Plan (NWP) Project 

The NWP is the next step in implementing a watershed planning program. It will ensure 

the Niagara Official Plan is appropriately informed by watershed planning.  

The NWP is being undertaken at the ‘tertiary-level’ and will be an important tool to guide 

more detailed watershed and sub watershed planning studies in the Region. The NWP 

will include a range of best practices and recommendations to inform land use planning 

decisions in the region.  

 

The NWP is being prepared in accordance with Provincial requirements, including 

direction that decisions on growth allocations and the identification of a water resource 

system be informed by watershed planning.  

 

The Joint Report will provide an update on the NWP, including how watershed planning 

has helped inform growth allocations and the development of the water resource 

system. 

Climate Change  

The Climate Change Work Program has been updated as set out in Report PDS 6-

2021. 

The program now includes climate modeling for Niagara as well as a tree planting and 

greening strategy. Policy development for this subject has been ongoing to inform other 

Official Plan work programs.  
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The Joint Report will update Council on the climate modeling exercise, provide a 

preliminary overview of a tree planting and greening strategy, as well as highlight the 

integration of climate policies in other sections of the Official Plan. 

Alternatives Reviewed 

The background report and review stage of the Official Plan program is nearly complete.  

Staff are developing policy, most of which will be ready for April 2021. It is important to 

provide the policy comprehensively and openly at that time. There are no reasonable 

alternatives to proceeding as set out. This is an important step in informing and allowing 

discussion of policy directions and content with Regional and local Councils, to ensure 

we represents the best approach to enable informed decision making. 

Relationship to Council Strategic Priorities 

The Niagara Official Plan is important to address Council’s priorities, being: Supporting 

Businesses and Economic Growth; Healthy and Vibrant Community; and Responsible 

Growth and Infrastructure Planning. 

Other Pertinent Reports 

PDS 35-2020  Niagara Official Plan - Consultation Update 

PDS 1-2020   New Niagara Official Plan - Public Consultation Summary 

PDS 33-2019  Growth Management Program Update for New Official Plan  

PDS 9-2019   New Official Plan Consultation Timeline Framework 

CWCD 421-2019  New Niagara Official Plan Updates 
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________________________________ 
Prepared by: 
Dave Heyworth 
Official Plan Policy Consultant 
Planning and Development services 

_______________________________ 
Recommended by: 
Doug Giles, BES, MUP 
Acting Commissioner 
Planning and Development services

________________________________ 
Submitted by: 
Ron Tripp, P.Eng. 
Acting Chief Administrative Officer  

This report was prepared in consultation with Isaiah Banach, Acting Director of Long 

Range Planning, and reviewed by Erik Acs, Manager of Community Planning and 

Lyndsey Ferrell, Program Financial Specialist, Corporate Services.  
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MEMORANDUM 

PDS-C 3-2021 

Subject: Treed Areas Estimation in Niagara Region 

Date: January 13, 2021 

To: Planning and Economic Development Committee  

From: Karen Costantini, Planning Analyst 

 

The purpose of this memorandum is to respond to the following Council Information 

Request from the October 22, 2020 Regional Council Meeting: 

“Provide information respecting the current tree canopy and the Region's 

comparator municipalities with respect to the canopy percentage”. 

As part of the background work for the review of the Regional Tree and Forest 

Conservation By-law, an estimation for treed areas in Niagara was calculated by staff in 

March 2019. The estimation for treed areas was reported as 17%, a figure which has 

been misinterpreted as tree canopy coverage. 

Staff have not completed a calculation of tree canopy coverage in Niagara. Tree canopy 

coverage refers to the proportion of fixed area on the ground covered by tree crowns, 

which would include each individual tree in the region; information that is not 

comprehensively available or mapped.  

The calculation of 17% refers to treed area. This metric is focused on larger groupings 

of trees within woodlands, swamps and other natural areas, and is not a figure that 

demonstrates the total amount of trees across the region.  

While there is considerable discussion regarding the 17% treed area metric, Planning 

staff note that the 17% number does not demonstrate a quality measurement of trees in 

Niagara, or the overall biodiversity of natural areas and features across the region as it 

only captures large patches of trees. Additionally, treed area is not a representation of 

biodiversity, as other natural features, such as thickets, meadows, bogs, etc, support a 

range of species and ecosystem services.  
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Planning staff also note that compared to other municipalities, Niagara has a 

considerable amount of highly-intensive agricultural land, with orchards and agricultural 

crops that would not be included in in natural feature and area analysis, but is still 

extremely valuable providing ecological benefits, linkages and facilitating habitat 

movement.   

Future references to vegetation metrics in Niagara will use updated data developed 

through the recently completed Ecological Land Classification mapping project, 

presented at the December 2020 meeting of Planning and Economic Development 

Committee (PDS 33-2020). As noted during this meeting, Niagara contains 51,618ha of 

natural area, which is approximately 27.1% of the total land area. 

Information on the updated Ecological Land Classification mapping project can be found 

at the Region’s new Niagara Official Plan website. 

Respectfully submitted and signed by 

________________________________ 

Karen Costantini, M.A. 

Planning Analyst 
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  Planning and Development Services 

1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7 

905-980-6000  Toll-free: 1-800-263-7215 
 
 

 
MEMORANDUM 

PDS-C 1-2021 

Subject: Update on LPAT Decision, Regional Official Plan Amendment 3-2013, Hamlet 

Policies - Settlement of Wellandport/Township of Wainfleet Hamlets Mapping 

Date: January 13, 2021 

To: Planning and Economic Development Committee 

From: Pat Busnello, Acting Director Development Approvals 

 

The purpose of this memorandum is to provide an update on the final resolution to the 

Region’s appeal of the Province’s non-decision on Regional Policy Plan Amendment 3-

2103 (RPPA 3-2013), which was an update to the (now) Regional Official Plan (ROP) 

Hamlet Policies. 

Background   

Regional Council on February 17, 2014 passed By-law No. 30-2014 adopting updated 

Hamlet Policies (RPPA 3-2013). The Amendment was prepared in response to a 

settlement with the Ministry of Municipal Affairs and Housing (MMAH) on the Province’s 

appeal of Amendment 2-2009 (Greenbelt Plan/Growth Plan conformity and Region’s 

Imagine Niagara growth management strategy/ROP Five Year Review). Despite 

extensive public and agency consultation by Regional Planning staff on proposed RPPA 

3-2013, including with MMAH, the Province failed to make a decision on the 

Amendment within the Planning Act’s statutory time limit (i.e. 180 days from the receipt 

of the Amendment by the Province).  

Planning staff, with Regional Council’s authorization, appealed the Province’s non-

decision to the (then) Ontario Municipal Board after the 180 day time limit of September 

14, 2014. Proposed Hamlet Boundaries in RPPA 3-2013 were also the subject of the 

Province’s appeal to the Wainfleet Official Plan.   

Following initiation of the appeal the Region pursued a resolution with MMAH to 

address the Province’s concerns. Outstanding areas that remained to be resolved 

involved the Wellandport Hamlet boundary within the Townships of Wainfleet and West 

Lincoln as well as Wainfleet hamlet boundaries for Ostryhon Corners and Chambers 

Corners. Following a recent Local Planning Appeal Tribunal (LPAT) telephone 
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conference hearing held on June 12, 2020, Regional staff at the direction of the LPAT 

prepared and forwarded revised mapping to the MMAH for review. As a result 

consensus on the hamlet mapping was reached between the Region and Province, 

which is consistent with the Provincial Policy Statement, 2020 and conforms to the 

Provincial Growth Plan for the Greater Golden Horseshoe. Land use planning evidence 

in this regard was provided by Diana Morreale, Director of Development Approvals at a 

subsequent telephone conference on August 14, 2020. 

The LPAT Member delivered an oral decision at the telephone conference allowing the 

appeal in part, and in its written Memorandum of Oral Decision and Order of the 

Tribunal that was recently received by the Region the Tribunal’s order directed that 

Schedules “A” and “B” (Hamlet Boundary Additions) to RPPA 3-2013 are modified and 

approved as follows: 

a) The boundaries for the Hamlet of Wellandport located in the Township of 

West Lincoln and the Township of Wainfleet are modified as shown on 

Schedules 1 and 2, respectively, attached to LPAT’s order; and 

 

b) The boundaries for the Hamlets of Ostryhon Corners and Chambers 

Corners in the Township of Wainfleet are modified as shown on 

Schedules 3 and 4, respectively, attached to the order. 

Accordingly, the approved hamlet boundaries as modified by LPAT are now in force and 

effect and will be reflected in the mapping of the proposed new Niagara Official Plan 

when approved. In addition and in the interim, the Region’s GIS mapping will be 

updated to properly reflect the boundaries as modified. 

Respectfully submitted and signed by 

 

________________________________ 

Pat Busnello, MCIP, RPP 

Acting Director, Development Approvals 
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The Ontario Municipal Board (the “OMB”) is continued under the name Local Planning 
Appeal Tribunal (the “Tribunal”), and any reference to the Ontario Municipal Board or 
Board in any publication of the Tribunal is deemed to be a reference to the Tribunal. 

 
PROCEEDING COMMENCED UNDER subsection 17(36) of the Planning Act, R.S.O. 
1990, c. P.13, as amended 

Appellant: Regional Municipality of Niagara 
Subject: Proposed Official Plan Amendment No. 26-OP-

133510 
Municipality:  Upper Tier of Niagara 
LPAT Case No.:  PL141141 
LPAT File No.:  PL141141 
LPAT Case Name:  Regional Municipality of Niagara v. Ministry of 

Municipal Affairs and Housing 
 

  

 
 
APPEARANCES:  
  
Parties Counsel 
  
Regional Municipality of Niagara D. Gibbs 
  
Ministry of Municipal Affairs and 
Housing 

J. A. Beamish and J. Page 

  
 
MEMORANDUM OF ORAL DECISION DELIVERED BY M. A. SILLS ON AUGUST 14, 
2020 AND ORDER OF THE TRIBUNAL 

[1] The parties have reached a settlement regarding a partial appeal by the Regional 

Municipality of Niagara (the “Region”) of the decision of the Ministry of Municipal Affairs 

and Housing (the “MMAH”) in respect to Regional Policy Plan Amendment No. 3-2013. 

  
Local Planning Appeal Tribunal 
Tribunal d’appel de l’aménagement 
local 
 
 

ISSUE DATE: November 30, 2020 CASE NO(S).: PL141141 

Heard: August 14, 2020 by telephone conference call 

246



2 PL141141  
 
 

 

[2] The appeal is specific to a modification to the Wellandport Hamlet boundary on 

Schedules A and B, and the withholding of a decision on the Wainfleet Hamlet 

boundaries.   

[3] At the direction of the Tribunal on June 12, 2020, the Region prepared and 

forwarded revised mapping to the MMAH for review.  The parties have now reached a 

consensus on the appropriate mapping and concur that it is now appropriate for the 

Tribunal to approve Schedules “A” and “B”, as modified.  

[4] Contextual and land use planning evidence was provided by way of Affidavit of 

Diana Morreale.  Ms. Morreale, the Director of Development Approvals for the Region 

attended on the call, as did MMAH planners Adam Didycz and Lewis Bitonti. 

[5] Ms. Morreale testified the revised mapping is consistent with the Provincial Policy 

Statement, 2020 and conforms to the Provincial Growth Plan for the Greater Golden 

Horseshoe, 2020. 

ORDER 

[6] The Tribunal orders that the appeal is allowed in part, and directs as follows: 

1. Schedules “A” and “B” to Regional Official Amendment No. 3-2013 are 

modified as follows: 

a) The boundary for the Hamlet of Wellandport as located in the 

Township of West Lincoln is modified as shown on Schedule 1 

attached hereto; 

b) The boundary for the Hamlet of Wellandport as located in the 

Township of Wainfleet is modified as shown on Schedule 2 

attached hereto; 
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c)   The boundary for the Hamlet of Ostryhon Corners in the Township 

of Wainfleet is modified as shown on Schedule 3 attached hereto; 

and 

d)   The boundary for the Hamlet of Chambers Corners in the Township 

of Wainfleet is modified as shown on Schedule 4 attached hereto. 

2. Schedules “A” and “B” to Regional Official Plan Amendment No. 3-2013 

are approved as modified in paragraph 1.  

 
 

“M. A. Sills” 
 
 

M. A. SILLS 
VICE-CHAIR 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

If there is an attachment referred to in this document, 
please visit www.olt.gov.on.ca to view the attachment in PDF format. 

 
 

Local Planning Appeal Tribunal 
A constituent tribunal of Ontario Land Tribunals 

Website: www.olt.gov.on.ca   Telephone: 416-212-6349   Toll Free: 1-866-448-2248 
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