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Recommendation Report
Regional Official Plan Amendment 
Proposed Law Quarry Extension, Township of Wainfleet 

Report No. PDS 23-2024
Planning and Economic Development Committee
September 11, 2024
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Port ColborneWainfleet

Regional Official Plan Amendment
Applicant:
• MHBC on behalf of Waterford 

Sand and Gravel Ltd.

Location:
• Township of Wainfleet
• North of Highway 3, east of 

Greybiel Road, and west of the 
existing quarry operation
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Regional Official Plan Amendment
Purpose of Application:

• Add a site-specific policy and map
to the Regional Official Plan to
permit the proposed quarry
extension

• Add the subject lands on Schedule
H – “Known Deposits of Mineral
Aggregate Resources and Mineral
Aggregate Operations” as
“Licensed Aggregate Operations”.
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Supporting Information
• Planning Justification
• Consultation Plan 
• Scoped Agricultural Impact Assessment
• Archaeological Assessments
• Noise Impact
• Blasting Impact
• Air Quality Impact

• Financial Impact / Economic Benefits
• Water Resources Study
• Natural Environment / EIS
• Visual Impact
• Traffic Impact
• Cultural Heritage
• ARA Site Plan Drawings

The application, studies, site plans, and other supporting information are available for review on
the Region’s website: (https://www.niagararegion.ca/official-plan/amendments.aspx)
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Timeline of ROPA Application

Pre-Consultation 
Meeting

(March 20, 2021)

JART Formed

Application Submitted
(June 22, 2022)

Application Deemed 
Complete

(July 22, 2022)

2nd Submission by 
Applicant 

(September 6, 2023)

Statutory Public 
Meeting 

(February 7, 2024)

Recommendation 
Report 

(September 11, 2024)

JART Comment 
Letter

(January 13, 2023)

Final JART Report 
(June 2024)

2nd JART Comment 
Letter

(December 21, 2023)

3rd Submission by 
Applicant 

(March 26, 2024)
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Concurrent Applications 

Township of Wainfleet  
• Applications for a Local Official 

Plan Amendment and a Zoning 
By-law Amendment were also 
submitted to the Township of 
Wainfleet

Aggregate Resources Act
• An application was also filed by the 

applicant for a licence under the 
Aggregate Resources Act (ARA)

• The Province is the approval authority 
for the ARA Licence – which cannot be 
granted until the municipal Planning Act 
approvals are in place

• A Joint Agency Review Team (JART) was formed. Region, Township, and NPCA 
Staff worked together to review all the applications concurrently.  
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Approval Process
• Regional Council is the approval authority for the Regional Official Plan 

Amendment (ROPA)

• Regional Council is the approval authority for the Township of Wainfleet 
Official Plan Amendment (LOPA)

• Township Council adopted the LOPA on July 9, 2024
• Township Council requested Regional Council approve the LOPA

• Township of Wainfleet Council is the approval authority for the Zoning By-
Law Amendment (ZBLA)

• Township Council approved the ZBLA on July 9, 2024
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JART Report
• The JART Report includes:

• Overview of key legislation
• Description of the application
• Submission and review process
• Key issues of the application
• Details of the consultation process

• JART Report is available on the 
Region’s website
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Consideration of Key Issues 
Several key issues were identified through the application process. 
These issues were subsequently resolved as part of the iterative 
commenting and resubmission process. 

• Archeological Resources
• Biederman Road
• Wainfleet Bog
• Groundwater Quality and Quantity
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Policy Review
• Planning Act – Section 2: Matters of 

Provincial Interest
• Provincial Policy Statement (PPS, 2020)
• A Place to Grow: Growth Plan for the 

Greater Golden Horseshoe (Growth 
Plan, 2020)

• Regional Official Plan (ROP, 2014)
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Staff Recommendation
• Regional Official Plan Amendment be approved.

• Township of Wainfleet Official Plan Amendment No. 4 be
approved.

• Notice be given in accordance with the requirements of the
Planning Act.

• Ministry of Natural Resources (MNR) be notified to inform the
ARA licencing process.
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Subject: Recommendation Report – Approval of Regional Official Plan 

Amendment and Approval of Local Official Plan Amendment, Law Quarry 

Extension  

Report to: Planning and Economic Development Committee 

Report date: Wednesday, September 11, 2024 

 

Recommendations 

1. That Regional Official Plan Amendment, Law Quarry Extension BE APPROVED 

(attached as Appendix 2 to Report PDS 23-2024); 

2. That Township of Wainfleet Official Plan Amendment No. 4 BE APPROVED 

(attached as Appendix 3 to Report PDS 23-2024); 

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

Planning Act requirements;  

4. That Staff BE DIRECTED to inform the Ministry of Natural Resources of the decision 

of Regional Council, 20 days after notice of Council’s decision has been given, 

provided that no appeals have been filed against the decision, to inform the licencing 

process under the Aggregate Resources Act; and 

5. That Report PDS 23-2024 BE CIRCULATED to the Township of Wainfleet and 

Niagara Peninsula Conservation Authority (NPCA).    

Key Facts 

 The purpose of this report is to provide a recommendation for approval of Regional 

Official Plan Amendment (ROPA), Law Quarry Extension and Township of Wainfleet 

Official Plan Amendment No. 4 (LOPA No. 4).  

 On behalf of Waterford Sand and Gravel Ltd. (Waterford), MHBC submitted an 

application for a ROPA to permit the westward expansion of the existing Law Quarry 

operation located on Highway #3 in the Township of Wainfleet. A Location Map is 

included as Appendix 1. 

 In addition to the ROPA, applications were also submitted to amend the Township of 

Wainfleet Official Plan and Zoning By-Law. The applications were reviewed 

concurrently by Region and Township Planning staff. Regional Council is the 

approval authority for the Township of Wainfleet Official Plan Amendment (LOPA).  

15



 PDS 23-2024 

September 11, 2024 

Page 2  

 A Statutory Public Meeting for the ROPA was held in accordance with the 

requirements of the Planning Act on February 7, 2024. All comments received on 

this matter have been reviewed and considered in staff’s recommendation.  

 Region staff together with the Township of Wainfleet and the Niagara Peninsula 

Conservation Authority (NPCA) established a Joint Agency Review Team (JART). 

The members of the JART worked together with the technical peer review 

consultants to assess and evaluate all matters related to the application. 

Financial Considerations 

There are no direct financial implications arising from this report as the cost of work 

associated with application processing and review is recovered through planning fees in 

accordance with the Council-approved Schedule of Rates and Fees. In addition, the 

Region entered into a Cost Acknowledgement Agreement on behalf of the JART with 

the applicant to cover other costs associated with the review (i.e. aggregate advisor and 

peer review fees). 

Under Section 17 of the Planning Act, Council’s decision is subject to appeal within 20 

days after the day that the written notice of approval is issued by Niagara Region. An 

appeal of Regional Council’s decision would result in the need for resources to support 

an Ontario Land Tribunal (OLT) hearing. Should there be appeals of Regional Council’s 

decision, a further report on financial implications will be provided. 

In support of the application a Financial Impact Assessment / Economic Benefits (FIA) 

study was submitted. The analysis generated estimates for employment (direct and 

indirect), municipal tax revenues and licence fees, transportation and provincial 

revenues for education.  Key conclusions of the study included: 

 Annual revenue (Aggregate Fees and Property Taxes) of $82,987 for the Township 

of Wainfleet and $28,530 for Niagara Region over a period of 38 years 

 Creation of direct and indirect employment (temporary during the site preparation 

and ongoing for quarry operations and trucking as well as employment for 

monitoring and archaeological clearances) 

 Indirect benefits from close to market supply reducing transportation costs of 

aggregate, and provincial taxes generated from the project. 
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Analysis 

Background 

An application for a ROPA to permit the westward extension of the existing Law Quarry 

operation in the Township of Wainfleet was submitted by Waterford Sand and Gravel 

Ltd. (Waterford) on June 22, 2022. The application was deemed complete on July 22, 

2022. A Joint Agency Review Team (JART) was formed to coordinate the review of the 

application including the technical peer reviews. Given the complexity of this application, 

including the technical reports and the resubmissions made by the applicant, the review 

process was ongoing from July 2022 through the spring of 2024. A Statutory Public 

Meeting for the ROPA was held in accordance with the requirements of the Planning 

Act on February 7, 2024. A complete chronology of the submission and review process 

is included as Section 6.1 of the JART Report (Appendix 4). 

The proposed quarry extension is located immediately to the west of Waterford’s 

existing Law Quarry on Highway #3 in the Township of Wainfleet. The extension lands 

include Part of Lots 6 and 7, Concession 2, and Part of the Road Allowance between 

Lots 5 and 6, Concession 2. A site location map is included as Appendix 1. 

Decision of Local Council 

In addition to being the approval authority for the ROPA, Regional Council is also the 

approval authority for the Local Official Plan Amendment (LOPA).   

The Township of Wainfleet held a Statutory Public Meeting for the LOPA and Zoning 

By-Law Amendment (ZBLA) applications on February 20, 2024.  

On July 9, 2024, Township Planning staff presented a report to Township Council 

recommending approval of LOPA No. 4 and the ZBLA. Township Council voted to adopt 

the LOPA including a recommendation “that Township Council requests that the 

Niagara Region Council approve Official Plan Amendment 04 for the Township of 

Wainfleet.” The Township of Wainfleet Council adopted LOPA No. 4 is included as 

Appendix 3 to this report.  

Township Council is the approval authority for the associated ZBLA, which was 

approved on July 9, 2024, on the condition the ROPA and LOPA being approved. The 

ZBLA does not require Regional approval.  
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Regional Official Plan 

The new Niagara Official Plan (NOP, 2022) was approved, with modifications, by the 

Minister of Municipal Affairs and Housing and came into effect on November 4, 2022. 

Policy 7.12.2.5 of the NOP, 2022 states that development applications deemed 

complete prior to the date of the NOP, 2022 approval shall be permitted to be 

processed and a decision made under the 2014 Regional Official Plan (ROP, 2014) 

policies. The Law Quarry Extension ROPA application was deemed complete on July 

22, 2022, and is therefore being processed under the 2014 ROP.  

Pursuant to ROP, 2014 Policy 6.C.13 an amendment to the ROP, 2014 is required 

because the entirety of the Law Quarry Extension lands are not identified on Schedule 

D4 as a “Possible Aggregate Area”. The staff recommended ROPA is included as 

Appendix 2 to this report. 

Aggregate Resources Act 

Waterford has also filed an application for a Quarry Below Water - Class A Licence to 

the Ministry of Natural Resources (MNR) under the Aggregate Resources Act (ARA). 

The ARA application process included a separate public consultation and notification 

process. 

Under the ARA the Region is a commenting agency, staff have been reviewing the ARA 

application and providing comments to the applicant and MNR concurrently with the 

Planning Act submissions. The ARA legislation prevents the Minister from granting a 

licence under the ARA until the municipal land use approvals are in place. To date, 

Regional staff have responded to notices under the ARA indicating that the Region was 

opposed to the granting of a licence on the basis the municipal land use approvals were 

not in place. If the ROPA is approved, staff would inform the MNR and withdraw the 

objection.  

Joint Agency Review Team (JART) Process 

Aggregate applications are complex, involving multiple review agencies and the 

consideration of a broad range of technical issues including water resources, natural 

environment, archaeology, air quality, noise, blasting, traffic, and others. To coordinate 

the agency review process for the Law Quarry extension applications, Region staff 

together with the Township of Wainfleet and the Niagara Peninsula Conservation 

Authority (NPCA) established a JART. The members of the JART worked together with 
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the technical peer review consultants and Aggregate Advisor to assess and evaluate all 

matters related to the application.  

The purpose of the JART was to share information, resources, and expertise so that the 

application and the associated studies could be reviewed in a streamlined and 

coordinated manner. The JART itself did not make a recommendation on the 

application, rather the JART worked to: 

 ensure that the required range of studies and work was completed by the applicant; 

 ensure that the studies were sufficient in terms of their methodology and technical 

content; 

 coordinate the review of the studies and work of the applicant either by internal 

technical staff or by external peer reviewers; 

 ensure a coordinated public and interest holder consultation and engagement 

process; and 

 prepare a technical JART Report on the application once all reviews were complete. 

This JART Report was then used independently by planning staff at the Region and 

Township as the technical basis to develop a planning recommendation report. The 

work of the JART also helped to inform comments made to the Province and applicant 

under the ARA. The JART Report is included as Appendix 4.  

Planning Framework 

The ROPA is proposing to add a site-specific policy and map to permit the proposed 

quarry expansion. Schedule H of the NOP is proposed to be updated to show the site 

as “Licenced Aggregate Operation”. The complete extent of the proposed ROPA is 

included as part Appendix 2.  Given the complexity of aggregate applications there are 

a range of provincial and regional land use policies that need to be considered, 

including the Planning Act, Provincial Policy Statement (PPS, 2020), A Place to Grow: 

Growth Plan for Greater Golden Horseshoe (Growth Plan, 2020), and the Regional 

Official Plan (ROP, 2014).  

The PPS, 2020 provides policy direction on matters of provincial interest related to land 

use planning and development. The PPS, 2020 provides for the long-term protection of 

known deposits of mineral aggregate resources and existing mineral aggregate 

operations. The PPS, 2020 establishes the policy framework that must be met for 

applications for new mineral aggregate operations. 
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While Section 2.5 (Mineral Aggregate Resources) of the PPS, 2020 is the primary 

section regarding aggregate resources, it is important to note that the policies of the 

PPS, 2020 are to be read in their entirety and applied and the relevant policies are to be 

applied to each situation. 

The Growth Plan, 2020, builds upon the policy framework provided by the PPS, 2020 

and provides more specific land use planning policies to address issues facing the 

Greater Golden Horseshoe (GGH) region. The policies of the Growth Plan, 2020, take 

precedence over the policies of the PPS, 2020 to the extent of any conflict, except 

where the relevant legislation provides otherwise. In accordance with Section 3 of the 

Planning Act all decisions of Council in respect of the exercise of any authority that 

affects a planning matter shall conform to the Growth Plan, 2020.  

Consideration of Key Issues 

Several key issues were identified through the application process. These issues were 

subsequently resolved as part of the iterative commenting and resubmission process. A 

complete discussion on key issues is included as Section 7 of the JART Report 

(Appendix 4). A summary is as follows: 

Long-term Protection of Archaeological Resources 

Through the pre-consultation process Waterford and their consulting team advised that 

the long-term protection of archeological resources was to be a major component of the 

application and review process. Stage 1 and 2 Archaeological Assessments were 

identified as requirements in support of a complete application.  

The Stage 1 and 2 Archaeological Assessments confirmed the presence of 34 

Indigenous lithic or historical Euro-Canadian sites that were determined to require 

further Stage 3 and possible Stage 4 Archaeological Assessments. At the time of initial 

submission the proposed site design included the avoidance and permanent protection 

of several clusters of archaeological sites which, by virtue of the proposed below water 

extraction, would become “islands” within the rehabilitated quarry footprint. 

Upon first review by the JART, it was noted that this was a unique mitigation plan. It was 

determined that discussions with representatives from the Provincial Ministry of 

Citizenship and Multiculturalism (MCM) would be required to better understand the 

Province’s position on the proposed approach. The JART needed to ensure that the 

proposed “islands” and other proposed mitigation and monitoring was acceptable to 
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MCM, in order to confirm that the Provincial and municipal land use planning policies 

related to the long-term conservation of archaeological resources could be satisfied. 

A meeting was held with MCM staff and JART members on October 30, 2023. Based on 

discussions with MCM, it was confirmed the proposal to protect archaeological sites that 

would eventually become nearly inaccessible was unique. MCM advised that the review 

of the applications was ongoing and that additional information would be provided at a 

later date. In April 2024, MCM provided two separate clearance letters related to the 

completed and proposed archeological work on the site. The letters indicated that the 

work completed to date and proposed mitigation measures (subject to several 

conditions) was acceptable. Based on these clearance letters it could be concluded by 

the Region and Township that the provincial and municipal land use planning 

requirements could be satisfied.  

Partial Closure and Conveyance of Biederman Road 

Biederman Road is between the existing Law Quarry and the proposed extension area. 

The first submission of the Planning Act applications included the road right-of-way in 

the proposed extraction area. However, at that time, the road was still owned by the 

Township and no formal offer for purchase had been made by the applicant.  

The 1st JART comment letter advised that ownership of the road right-of-way was a 

major technical issue of the proposal and needed to be resolved prior to the application 

continuing to be processed. An offer to purchase a portion of the Biederman Road 

allowance was submitted to the Township of Wainfleet by Waterford in the spring of 

2023. Subsequently, a legal survey, appraisal report, and offer to purchase was also 

submitted to the Township.  

On June 11, 2024 Township Council passed By-law No. 026-2024 authorizing the 

stopping up, closing and conveyance of a portion of Biederman Road. Township staff 

are working with their solicitor to finalize the Agreement of Purchase and Sale of the 

road allowance that will form part of the extension area in the ARA and Planning Act 

applications.  

Proximity to Wainfleet Bog 

The Wainfleet Bog Provincially Significant Wetland (PSW) is located to the north of the 

proposed quarry. The boundary of the PSW was confirmed in the field with staff from 

the Ministry of Natural Resources in 2018. Given the size and ecological sensitivity of 
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the bog, ensuring that it would not be negatively impacted by the application was a 

priority of the review process.   

The PSW bounded on its south edge by the Onondaga Escarpment and underlain by 

approximately 25 metres of low permeability clay.  Previous studies have indicated that 

the existing quarry has minimal effect on the Bog due to the aquitard function of the 

clay.   

As shown on the Rehabilitation Page of the ARA Site Plan drawings, surface water from 

the rehabilitated areas of the site will flow towards the rehabilitated lake area and not 

overland towards the Wainfleet Bog. As outlined in the Water Report, there will be no 

hydrogeological connection between the quarry lake and the Bog to the north. 

Therefore, the water quality in the quarry lake will have no impact on water resources in 

the Bog. 

The analysis submitted in support of the application concluded no negative impact on 

the ecological function of the Bog. A 30 metre setback is included from the limit of the 

PSW. Through the peer review process, additional notes have been incorporated into 

the ARA Site Plans that require exclusion fencing along the north limit of the licensed 

area to prevent turtles and other wetland-dwelling wildlife from entering the extraction 

area. 

Groundwater Quality and Quantity  

During the Region’s Statutory Public Meeting on February 7th, 2024, there were 

questions raised regarding the protection of groundwater resources and the predicted 

impacts from the proposed quarry extension. Region Planning staff advised that an 

expanded discussion on groundwater would be included as part of the JART and staff 

recommendation report. The JART connected with the applicant and their 

hydrogeologist and provide the following additional information: 

The South Niagara Aquifer – what is it? 

The ‘South Niagara Aquifer’ is the informal term used to refer to the broad carbonate 

bedrock plain with thin soil cover south of the Onondaga Escarpment along the shore of 

Lake Erie. The Niagara Peninsula Source Protection Area Updated Assessment Report 

refers to this area as the “Onondaga Formation bedrock water supply aquifer” and the 

applicants’ water resources report refers to this area as the “shallow bedrock aquifer”. 

Like many areas with thin soil cover in southern Ontario, this aquifer responds rapidly to 
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infiltration from rain and snow melt but is therefore also susceptible to impacts from 

urbanization, agricultural runoff, and other forms of development and land-use.  

Analysis that was completed in support of the application 

In support of the application, Waterford was required to prepare a Level 1 and 2 Water 

Resources Study. The water study was required to consider both surface water and 

groundwater (hydrogeology). The hydrogeological study methodology is outlined in 

Section 1.6 of the report. It included a water well survey of all properties within a 1 

kilometre radius of the site, a drilling program with monitoring well installations in the 

shallow and deep bedrock aquifers, a hydraulic testing program to estimate the 

properties of the bedrock, continuous groundwater and surface water monitoring with 

data loggers, and the construction of a groundwater flow model to simulate baseline 

conditions and to make predictions regarding potential impacts from the proposed 

dewatering. 

Predicted impacts of the proposed quarry extension 

Section 3 of the Water Resources Study is the impact assessment for the proposed 

quarry extension. In summary, there is minimal impact predicted in the shallow bedrock 

aquifer which some residents use as a source of drinking water. Greater drawdown is 

predicted within the deep bedrock aquifer where poor quality (i.e., sulfurous) water 

exists. These predictions are further supported by the fact that the existing Law Quarry 

has been continuously dewatered for nearly 100 years with no known interference to 

local residential wells.  

Proposed mitigation measures 

The proposed mitigation measures are provided in Section 4 of the water study. In 

summary they include a long-term groundwater monitoring program, a quarry 

dewatering management plan, a well interference mitigation plan, and a spills 

contingency program. All of the mitigation measures will be enforceable as conditions of 

a future license under the Aggregate Resources Act.  

Long-term monitoring 

A long-term groundwater monitoring program is provided in Table 1 and Figure 18 of the 

water study. The program includes a network of 27 monitoring wells and 2 private wells, 

all of which are equipped with dataloggers for continuous automatic water level 

monitoring. Results and analysis will be documented in annual reports prepared in 
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accordance with the site’s permit-to-take-water (PTTW) and Environmental Compliance 

Approval (ECA) submitted to the Ministry of the Environment Conservation and Parks. 

Public and Agency Consultation 

Opportunities for public consultation on the proposed Law Quarry extension were 

available through both the Aggregate Resources Act (ARA) and Planning Act 

processes. The public consultation program included public information sessions as 

required by the Aggregate Resources Act and Statutory Public Meetings as required by 

the Planning Act. 

 November 24, 2022 - ARA Public Information Session 

 February 7, 2024 - Statutory Planning Act Public Meeting, Region of Niagara 

 February 20, 2024 - Statutory Planning Act Public Meeting, Township of Wainfleet 

In addition to the public meetings, written comments were also accepted through the 

entirety of the application and review process. Appendix D of the JART Report 

(Appendix 4) includes a copy of all public comments received. Section 8.3 of the JART 

Report summarizes comments received as well as the responses prepared by the 

JART.  

Planning Analysis and Staff Recommendation 

Region staff have reviewed the ROPA application and LOPA No. 4 in respect to the 

applicable policies of the Planning Act (1990), the Provincial Policy Statement (PPS, 

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

2020), and the Regional Official Plan (ROP, 2014). An overview of this policy analysis is 

included below: 

Planning Act – Matters of Provincial Interest: 

The policy framework for managing aggregate resources is governed by numerous 

policy requirements at the provincial, regional, and local levels. The consideration of 

matters of provincial interest as outlined in Section 2 of the Planning Act is an important 

part of this analysis.  The Law Quarry extension proposal has regards to matters of 

Provincial interest in Section 2 a, b, c, d, h, k, l, m, n, o, p, q, and s as follows: 

 The Wainfleet Bog PSW and Significant Woodland features to the north of the 

property are excluded from the limits of extraction and protected with a 30 metre 

buffer. Significant Wildlife Habitat (SWH) has been identified through the study 

24



 PDS 23-2024 

September 11, 2024 

Page 11  

process and excluded. Two Species-at-Risk (SAR) have been identified. There are 

conditions in the ARA Site Plans requiring a setback from the SAR until the 

appropriate provincial permits are obtained.   

 Mineral aggregate extraction is a permitted use on agricultural lands. The lands are 

not within a prime agricultural area.  

 The proposal represents an efficient use of aggregate resources and ensures a 

long-term supply to support anticipated growth in Niagara. 

 The application was supported by archaeological assessments. There are several 

“islands” which will conserve identified archaeological resources for the long term. 

The site plan notes require additional archaeological assessments prior to 

disturbance of the land for other identified resources. Clearance letters related to the 

archaeological assessments and archaeological mitigation plans have been received 

from the provincial MCM.  

 Ensuring the continuation of a source of local aggregate material supports a range of 

growth, development, infrastructure renewal, and construction activities in the 

Region.   

 The quarry expansion supports the continuation of direct and indirect jobs. 

 In support of the application a Financial Impact Assessment / Economic Benefits 

study was submitted. No negative financial impacts are anticipated to the Province, 

Region, or Township. 

 The review of the application was coordinated by a JART consisting of Region, 

Township, and NPCA staff.   

 Ensuring an ongoing source of aggregate material close to market limits the distance 

that aggregate material must travel, therefore limiting GHG emissions from 

transportation of the material.  

Aggregate Resources: 

There are mineral aggregate resource specific policies in the PPS, 2020 (Section 2.5), 

Growth Plan, 2020 (Section 4.2.8) and ROP, 2014 (Section 7.C). The application and 

LOPA No. 4 are consistent with the policies of the PPS and conform to the Growth Plan 

and ROP, 2014 based on the following: 

 The proposed extension will allow the Law Quarry operation to continue, which is an 

important local source of aggregate material.  
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 A range of studies were required in support of the application including 

environmental and water resource studies, a financial impact assessment, and 

noise, air quality, and blasting studies to ensure that impacts were minimized to the 

extent possible. A range of notes are included on the ARA Site Plans to ensure the 

conclusions and recommendations of these studies can be enforced through the 

ARA licencing process.  

 A comprehensive consultation process was undertaken in support of the application 

process, this included consultation on the Planning Act applications by JART and 

consultation on the ARA applications by the applicant. The review of the application 

was done in coordination with Township of Wainfleet staff.  

Archaeology: 

There are archaeological resources specific policies in the PPS, 2020 (Section 2.6.2), 

Growth Plan, 2020 (Section 4.2.7) and ROP, 2014 (Section 10.C.2.1). The application 

and LOPA No. 4 are consistent with the policies of the PPS and conform to the Growth 

Plan, 2020 and ROP, 2014 based on the following 

 The definition of cultural heritage resources in the Growth Plan includes 

archaeological resources. 

 The application was supported by archaeological assessments. There are several 

“islands” which will conserve identified archaeological resources for the long term. 

Clearance letters related to the archaeological assessments and archaeological 

mitigation plans have been received from MCM. 

 The ARA Site Plan conditions require additional archaeological assessments prior to 

disturbance of the land for other identified resources.  

 There is also the requirement for a 70 metre buffer (50 metre monitoring and 20 

metre protection) and fencing around the areas of archaeological potential. This 

requirement is included as part of the ARA Site Plans.  

Natural Heritage: 

Section 2.2 of the PPS, 2020, Section 4.2 of the Growth Plan, 2020, and Section 7.B of 

the ROP, 2014 have policies which require the consideration and protection of natural 

heritage systems and natural heritage features. The application and LOPA No. 4 are 

consistent with the policies of the PPS, 2020 and conform to the Growth Plan, 2020 and 

ROP, 2014 based on the following: 
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 A Natural Environment Report / Environmental Impact Study (NER/EIS) was 

prepared and submitted as part of the application. Natural environment features and 

their adjacent lands were evaluated to ensure that there would be no significant 

negative impact over the long term. The NER/EIS was peer reviewed.  

 The Wainfleet Bog PSW is to the north of the site. The potential ecological and 

hydrologic impacts of the quarry were studied as part of the application process. No 

development or site alternation is proposed in the PSW. A minimum of a 30 metre 

setback is required as a condition of the ARA Site Plans.  

 Significant Woodland has been identified coincident with the Wainfleet Bog PSW. 

Development and site alternation is not permitted and a 30 metre buffer is identified. 

 There is a large area of Significant Wildlife Habitat (SWH) identified to the northwest 

of the site (Eastern Wood-peewee and Wood Thrush).  Development and site 

alternation is not proposed within the identified SWH.  

 Whip-Poor-Will and Spoon-Leaved Moss were both identified in the study area. Both 

are classified as “threatened” species. A 50 metre setback has been established, 

and there is a requirement to obtain any necessary permits through the Species-at-

Risk Act before any development or site alternation can occur.   

 No direct or indirect impacts to fish habitat have been identified. 

 There are detailed requirements for sediment and erosion control on the ARA Site 

Plan drawings – especially as it relates to the protection of the Wainfleet Bog PSW 

to the north. 

 The northern portion of the proposed Law Quarry extension is mapped as Growth 

Plan Natural Heritage System (GPNHS). The application has demonstrated 

conformance with the additional policies that apply related to mineral aggregate 

operations in the GPNHS.  

Water Resources: 

Section 2.2 of the PPS, 2020, Section 4.2 of the Growth Plan, 2020, and Section 7.A.2 

of the ROP, 2014 have policies that require the protection of surface and groundwater 

resources and the inclusion of mitigation measures in development applications. The 

application and LOPA No. 4 are consistent with the policies of the PPS, 2020 and 

conform to the Growth Plan, 2020 and ROP, 2014.  

 A Level 1 and 2 Water Resources Study (groundwater & surface water) was 

submitted in support of the applications. Potential impacts to water resources are an 
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important consideration of both the Planning Act and Aggregate Resource Act 

processes. Additional information is provided above in regard to potential impacts to 

groundwater.  

 The Water Resources Study was subject to technical peer reviews and concluded 

that the proposal is acceptable in regard to provincial and technical standards.   

 Included as part of the ARA Site Plans are a number of conditions regarding 

groundwater testing and monitoring. As well as a range of other conditions to 

implement the recommendations of the Water Resources Study. 

Rehabilitation: 

Section 2.5.3 of the PPS, 2020, Section 4.2.8 of the Growth Plan, 2020, and Section 

6.C of the ROP, 2014 have policies which provide direction for the rehabilitation of 

mineral aggregate operations. The application and LOPA No. 4 are consistent with the 

policies of the PPS, 2020 and conform to the Growth Plan, 2020 and ROP, 2014 based 

on the following: 

 The proposed rehabilitation plan is to allow the extracted area to fill with water and 

become a lake, which is consistent with a below water table quarry of this type. The 

proposed lake is considered a compatible land use and is not anticipated to 

negatively impact surrounding land uses. 

 As the extension is adjacent to the existing Law Quarry operation the consideration 

of comprehensive rehabilitation was required. The post-use rehabilitation plan for 

both is a lake. 

 The proposed extension is not part of a speciality crop area and will extract below 

the water table, therefore rehabilitation back to an agricultural condition is not 

required.  

 The rehabilitation plan includes the creation of aquatic habitat at several locations 

across the site. The EIS and peer review process have confirmed that the aquatic 

areas will be representative of the natural ecosystem. The ARA Site Plans includes 

notes requiring all planted material to locally native and non-invasive species.  

Need for and Considerations in Evaluating the Regional Official Plan Amendment: 

In accordance with ROP, 2014, Policy 6.C.13, the entirety of the Law Quarry extension 

is not within a “Possible Aggregate Area”, therefore a Regional Official Plan Amendment 

(ROPA) was required. Appropriate engagement was undertaken and notices were given 
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in accordance with the requirements of Section 14.D of the ROP, 2014. Policy 14.D.5 

are the criteria that must be considered when evaluating a ROPA. Staff considered 

these criteria as follows: 

i. This planning analysis has considered the vision, objectives, and policies of the Plan 

as documented above. The application conforms to the intent of the Regional Official 

Plan.  

ii. As per the policies of the PPS, 2020, applications for new or expanding mineral 

aggregate operations are not required to demonstrate ‘need’. A ROPA is required for 

any new or expanded mineral aggregate operation that is outside of a “Possible 

Aggregate Area” as identified in the ROP, 2014. 

iii. The ROPA was processed concurrently with a Township of Wainfleet Official Plan 

Amendment and Zoning By-Law Amendment. Other local municipalities are 

anticipated to be impacted by the continuation of a local source of aggregate 

material.  

iv. This planning analysis has considered the implications of other parts of the plan. The 

application conforms to the intent of the Regional Official Plan.  

v. No adverse effects on Regional services or infrastructure are anticipated. The Law 

Quarry extension will continue to use the existing point of access onto Highway #3, 

which is a Provincial road.  

vi. The Core Natural Heritage System (CNHS) has been considered by the application 

and supporting studies. Natural features and their associated buffers are protected 

through the application.  

vii. Ontario Ministry of Farming, Agriculture and Agribusiness (formerly Ministry of 

Agriculture, Food and Rural Affairs) confirmed that a portion of the lands are prime 

agricultural lands but the lands are not within a prime agricultural area as defined by 

the PPS. A scoped Agricultural Impact Assessment was submitted in support of the 

application to satisfy the policies of the ROP.  

viii. In support of the application a FIA study was submitted. The stated purpose of the 

FIA is to demonstrate that the proposed quarry extension will have minimal negative 

financial, social, economic, and environmental impact on the Niagara Region, 

Township of Wainfleet or their taxpayers, and to illustrate any direct or indirect 

financial benefits/costs to the affected municipalities. 

ix. This planning analysis has confirmed that the application is consistent with the PPS, 

2020 and conforms to the Growth Plan, 2020.   
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x. No adverse effects on adjacent municipalities were identified through the review 

process. Other local municipalities are anticipated to be impacted by the 

continuation of a local source of aggregate material. 

Based on the planning analysis completed and summarized above, and the 

consideration of all input received through public and agency consultation process, 

Regional staff is of the opinion that the ROPA and LOPA No. 4, have appropriate regard 

for matters of Provincial Interest as set out in Section 2 of the Planning Act; is consistent 

with the PPS, 2020; conforms, or does not conflict, with the Growth Plan, 2020; 

conforms to the intent of the ROP, 2014; represents good planning; and, is in the public 

interest. It is the recommendation of Planning staff that the Regional Official Plan 

Amendment and Township of Wainfleet LOPA No. 4, included as Appendix 2 and 

Appendix 3 respectively be approved by Regional Council. 

Alternatives Reviewed 

The Planning Act (1990) requires that all complete applications be processed and that 

public consultation be conducted as part of all proposed amendments to municipal 

official plans. 

Regional Council could choose to not approve the ROPA and LOPA No. 4. This 

alternative is not recommended as staff are satisfied that the application has met the 

Provincial and Regional policy requirements and that the applicant has provided 

sufficient justification in its technical materials and planning justification report to support 

the proposed land use change. Should Council choose not to approve the ROPA and 

LOPA No. 4, Council’s decision could be appealed to the Ontario Land Tribunal (OLT).  

Relationship to Council Strategic Priorities 

The work of the JART and the coordinated review of the application supports Regional 

Council’s Strategic Priority for an Effective Region ensuring improved service delivery 

through shared services.  

Other Pertinent Reports 

PDS 22-2022 Initiation Report for Law Quarry Regional Official Plan Amendment 

(https://pub-niagararegion.escribemeetings.com/Meeting.aspx?Id=42d6e096-a192-

4622-825a-

45baffa1f725&Agenda=Merged&lang=English&Item=17&Tab=attachments) 
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PDS 3-2024 Statutory Public Meeting for Regional Official Plan Amendment Application 

– Proposed Law Quarry Expansion, Township of Wainfleet 

(https://pub-niagararegion.escribemeetings.com/Meeting.aspx?Id=9c807db4-a7c4-

4d76-a5b6-

fc2c85338b50&Agenda=Agenda&lang=English&Item=22&Tab=attachments) 

CWCD 2022-253 Notice of ARA Public Open House – Law Quarry Expansion (Available 

upon request) 

________________________________ 

Prepared by: 

Sean Norman, PMP, MCIP, RPP 

Senior Planner 

Growth Strategy and Economic 

Development 

_______________________________ 

Recommended by: 

Michelle Sergi, MCIP, RPP 

Commissioner 

Growth Strategy and Economic 

Development

________________________________ 

Submitted by: 

Ron Tripp, P.Eng. 

Chief Administrative Officer  

This report was reviewed by Erik Acs, MCIP, RPP, Manager of Community Planning, 

Scott Crocco, Legal Counsel, and Angela Stea, MCIP, RPP, Director of Corporate 

Strategy and Community Sustainability. 

Appendices 

Appendix 1 Site Location Map 

Appendix 2 Regional Official Plan Amendment 

Appendix 3 Township of Wainfleet Official Plan Amendment No. 4 

Appendix 4 Joint Agency Review Team (JART) Report [available electronically] 

 JART Report  

(https://www.niagararegion.ca/official-plan/pdf/ropa-22-0001/jart-

report.pdf) 
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Amendment No. XX 

To the Official Plan for the Regional Municipality of Niagara 

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 additions and/or modifications to the Official Plan for 
the Regional Municipality of Niagara, which constitute Official Plan Amendment No. 
XX. 

• Text Changes
• Schedule Changes

PART “C” – THE APPENDICES 

The Appendices provide information regarding public comments relevant to the 
Amendment, but do not form part of this Amendment. 

DRAFT
PDS 23-2024 

Appendix 2 
Page 1
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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 XX to the Official Plan of the Regional 
Municipality of Niagara.  

• Part “A” – The Preamble, contains background information and does not
constitute part of this Amendment.

• Part “B” – The Amendment, consisting of text and schedule changes
constitutes Amendment XX to the Official Plan of the Regional Municipality of
Niagara.

• Part “C” – Does not constitute part of the Amendment. A copy of all individual
comments is available as part of the Joint Agency Review Team (JART)
Report prepared as part of the Amendment review process.

PURPOSE OF THE AMENDMENT: 

The purpose of this Amendment is to permit the extension of the existing Law Quarry 
in the Township of Wainfleet. The amendment will: 

• add to Section 8.11 (Wainfleet Site Specific policies), a new site-specific policy
to permit the quarry extension;

• add a site-specific location map to Chapter 8 following the new Policy 8.8.3
showing the subject lands; and

• add the subject lands on Schedule H – “Known Deposits of Mineral Aggregate
Resources and Mineral Aggregate Operations” as  “Licensed Aggregate
Operations”.

LOCATION OF THE AMENDMENT: 

The amendment area is within the Township of Wainfleet and on lands described as 
Part of Lots 6 & 7, Concession 2, Part of Road Allowance between Lots 5 & 6, 
Concession 2 (Geographic Township of Wainfleet), and Township of Wainfleet in the 
Regional Municipality of Niagara. 

These lands are bound by the existing Law Quarry operation (Licence #4464 & 
607541) to east, Provincial Highway 3 to the south, Graybiel Road to the West, and 
the Wainfleet Bog to the north.  

BACKGROUND: 

DRAFT
PDS 23-2024 
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The subject lands are identified by the Niagara Official Plan as being within a Stone 
Resource Area.   

The applicant (Waterford Sand and Gravel) participated in pre-submission 
consultation and subsequently submitted an application to amend the Regional 
Official Plan, which was received on June 22, 2022. The requested and prescribed 
material, including planning justification and technical reports to satisfy numerous 
planning instruments including the Provincial Policy Statement (2020), A Place to 
Grow: Growth Plan for the Greater Golden Horseshoe (2020), Regional Official Plan 
(2014), and the Township of Wainfleet Official Plan were submitted and the 
application was deemed complete by Niagara Region on July 22, 2022.  

A new Niagara Official Plan was approved, with modifications, by the Minister of 
Municipal Affairs and Housing and came into effect on November 4, 2022. Policy 
7.12.2.5 of the new plan states that development applications deemed complete prior 
to the date of the approval shall be permitted to be processed and a decision made 
under the 2014 Regional Official Plan (ROP) policies. The application was deemed 
complete on July 22, 2022, and is therefore reviewed under the policies of the 2014 
ROP.  

The site-specific policy to permit the Law Quarry extension, site-specific map, and all 
required updates to the schedules would be reflected in the new Niagara Official 
Plan. 

DRAFT
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BASIS FOR THE AMENDMENT: 

a) Policy 6.C.13 of the 2014 Regional Official Plan requires an amendment to the
plan for expansions of existing mineral aggregate operations outside of a
“possible aggregate area”. Only a portion of the Law Quarry extension lands are
within a “possible aggregate area”, and therefore a Regional Official Plan
amendment is required.

b) The Amendment was the subject of a Statutory Public Meeting held under the
Planning Act, 1990 on February 7, 2024.  Public and agency comments were
addressed as part of the preparation of this Amendment.

c) The Amendment will allow for the proper conservation and management of
source of high quality aggregate resource.

d) The Amendment is consistent with provincial policy that aims to protect a long
term supply of mineral aggregate resources by making available as much mineral
aggregate resource as is realistically possible as close to markets as possible.

e) The Regional Official Plan Amendment will allow the adopted Township of
Wainfleet Official Plan Amendment to be approved by Regional Council and the
rezoning of the lands to take effect. The rezoning of the lands will allow the
Minister of Natural Resources to make a decision on the quarry licence under the
Aggregate Resources Act.

f) Based on the Region’s review of the Planning Act, 1990, the Provincial Policy
Statement (2020), the Growth Plan for the Greater Golden Horseshoe (2020), the
Regional Official Plan (2014), and public and agency consultation, Regional staff
is of the opinion that the Amendment has appropriate regard for matters of
Provincial Interest as set out in S. 2 of the Planning Act; is consistent with the
Provincial Policy Statement; conforms, or does not conflict, with Provincial Plans;
conforms to the intent of the Regional Official Plan; represents good planning;
and, is in the public interest.

IMPLEMENTATION: 

Section 7, Implementation, of the Official Plan for the Regional Municipality of 
Niagara, shall apply where applicable. DRAFT
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PART “B” – THE AMENDMENT 

Amendment XX 

To the Official Plan for the Regional Municipality of Niagara  

The Official Plan for the Regional Municipality of Niagara is amended as follows: 

Text Changes:  

1. Add a new Policy 8.11.3 to the Township of Wainfleet site specific policies in
Chapter 8 to permit the Law Quarry extension:

Notwithstanding any other policy in this Plan, a mineral aggregate operation 
(quarry) and ancillary uses and facilities are permitted west of the existing 
licensed area on an approximately 72.3 hectare site located on the lands 
bounded by Highway 3 to the south, Graybiel Road to the West, and the 
Wainfleet Bog to the north, on lands described as Part of Lots 6 & 7, 
Concession 2, Part of Road Allowance between Lots 5 & 6, Concession 2 
(Geographic Township of Wainfleet). 

The entirety of the total site area, 72.3 hectares, is proposed to be licensed 
under the Aggregate Resources Act of which 51.2 hectares is proposed to be 
extracted. The operation of the mineral aggregate operation shall be in 
accordance with any license issued under the Aggregate Resources Act by the 
Ministry of Natural Resources. 

DRAFT
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2. A site-specific location map will be added to Chapter 8 following the new
Policy 8.11.3 showing the subject lands as follows:

Schedule Changes: 

1. Schedule H – “Known Deposits of Mineral Aggregate Resources and Mineral
Aggregate Operations” is amended to add and the subject lands as “Licensed
Aggregate Operations” as per the corresponding legend.
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CORPORATION OF THE 

TOWNSHIP OF WAINFLEET 

BY-LAW NO. 030-2024 

Being a by-law to adopt Amendment No. 04 to the 
Official Plan for the Township of Wainfleet with respect 
to those lands forming Part of Lots 6 & 7, Concession 2 

and Part of Road Allowance Between Lots 5 & 6, 
Concession 2, Township of Wainfleet, Region of 

Niagara. 

WHEREAS the Planning Act, R.S.O. 1990, c.P.13, as amended, authorizes the Township of 
Wainfleet to pass by-laws for the adoption or repeal of Official Plans and amendments thereto; 

AND WHEREAS it is deemed expedient to further amend the Official Plan, adopted by Council 
of the Corporation of the Township of Wainfleet Planning Area; 

NOW THEREFORE the Council of the Corporation of the Township ofWainfleet HEREBY ENACTS 
AS FOLLOWS: 

THAT Amendment No. 04 to the Township of Wainfleet Official Plan, consisting of the 
attached map and explanatory text is hereby adopted. 

THAT the Clerk of the Township of Wainfleet is hereby authorized and directed to forward 
the adopted Official Plan Amendment No. 04 to the Regional Municipality of Niagara for final 
approval of the aforementioned amendment to the Official Plan for the Wainfleet Planning Area. 

THAT this By-law shall come into force, take effect upon the final approval of Official Plan 
Amendment No. 04 by the Council of the Regional Municipality of Niagara. 

BY-LAW READ AND PASSED THIS 9TH DAY OF JULY, 2024. 

A. Chrastina, DEPUTY CLERK 
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Amendment No. 04 to the Township of Wainfleet Official Plan 

Purpose and Effect The purpose of this Official Plan Amendment is to amend 
Schedule B of the Townsh ip of Wainfleet Official Plan to 
redesignate the lands, as described below and shown on 
Schedule "A" attached to this Amendment from "Rural Area , 
Possible Extractive Industrial and Environmental Protection 
Area" to "Extractive Industrial" to support the approval of the 
Law Quarry Expansion . 

Location: Part of Lots 6 & 7, Concession 2 and Part of Road Allowance 
Between Lots 5 & 6, Concession 2 (geographic Township of 
Wainfleet) , Township of Wainfleet, Region of Niagara. 

Basis: a) The Amendment was the subject of a Public Meeting 
held under the Planning Act, 1990 on February 20, 2024. 
Public and agency comments were addressed as part of the 
preparation of this Amendment. 

b) The Amendment will allow for the proper management of 
an identified provincial source of high-quality aggregate 
resources. The Amendment will support provincial policy that 
aims to protect a long-term supply of mineral aggregate 
resources by making available as much mineral 
aggregate resource as is realistically possible as close 
to markets as possible . The Amendment will also support the 
Council of the Township of Wainfleet to make a decision on 
the concurrent zoning by-law amendment application and 
subsequently allow the Minister of Natural Resources and 
Forestry to make a decision to issue a quarry license under 
the Aggregate Resources Act. 

c) Based on the Townships review of the Planning Act, 1990, 
the Provincial Policy Statement (2020) , the Growth Plan 
(2020) the Regional Official Plan , the Township Official Plan 
and public and agency consultation , Township staff are of 
the opinion that the Amendment is consistent with the 
Provincial Policy Statement, is in conformity and does not 
conflict with the Provincial Plans that are in effect, is in 
conformity with Provincial, Regional and Local pol icies and 
represents good planning. 

Amendment: Schedule B of the Township of Wainfleet Official Plan is hereby 
amended by redesignating the subject lands from "Rural Area, 
Possible Extractive Industrial and Environmental Protection 
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Area" to "Extractive Industrial" as shown in Schedule A to this 
Official Plan Amendment. 

Implementation: This Official Plan Amendment shall be implemented in 
accordance with Section 8, Implementation of the Official Plan 
of the Township of Wainfleet and an amendment to the 
Township's zoning by-law to rezone the subject lands. 

Interpretation: This Official Plan Amendment shall be interpreted in 
accordance with Section 1.5, Interpretation of the Official Plan 
of the Township of Wainfleet. 
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SCHEDULE "A" to Official Plan Amendment No. 04 

MAP OF SUBJECT LANDS 
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Subject: Niagara Gateway Application from City of Port Colborne – E-Materials 

Canada Corporation 

Report to: Planning and Economic Development Committee 

Report date: Wednesday, September 11, 2024 

 

Recommendations 

1. That Report ED 12–2024 BE RECEIVED; and 

2. That the Gateway CIP Tax Increment Grant Application for E-Materials Canada 

Corporation BE APPROVED; and 

3. That notice of the approval decision BE CIRCULATED to the City of Port Colborne. 

Key Facts 

 E-Materials Canada Corporation has submitted an application under the Niagara 

Gateway Economic Zone and Centre Community Improvement Plan (Gateway CIP) 

for a Tax Increment Grant (TIG) to support a significant facility expansion at 5088 

Highway 140 City of Port Colborne, ONT L3K 5V5. 

 The Gateway CIP is a collaborative program between the City of Port Colborne and 

Niagara Region, with the City considering E-Materials Canada Corporation's 

application for approval at their September 10th, 2024, Council Meeting. 

 The Parent Company, Asahi Kasei was founded in 1922 with their global 

headquarters located in Tokyo, Japan. The company employs nearly 46,000 

worldwide, and more than 11,000 in North America.  

 The project is a manufacturing facility which will manufacture lithium-ion battery 

separators to support electric vehicle manufacturing. 

 The proposed development will significantly improve the vacant land and enhance 

the company's production capacity, contributing to job creation and economic growth 

within the City of Port Colborne and the Niagara Region. 

 E-Materials Canada Corporation is applying to commence Phase 1 of their 

development later this year, with the potential for a second and third phase in the 

future, contingent upon company approval. Each subsequent phase will be 

considered based on the success and strategic alignment of the ongoing project. 

Phase 1’s construction value is estimated to be $841,441,624, resulting in an 
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estimated annual grant of $2,462,455 per year for 10 years, resulting in a total grant 

amount of $24,624,550 

 

Financial Considerations 

As part of the annual budget process staff try to align budget approval of tax increment 

grants (TIGs) to the timing of when the actual grants will be paid out. To accomplish 

this, staff work with area municipalities to determine the anticipated date of 

reassessment on these properties and budget for the tax increment grant beginning in 

the budget year of estimated reassessment. Per the Budget Planning By-law (By-law 

2019-79) TIGs are funded from net assessment growth which is prioritized for TIGs first 

prior to being utilized to offset the overall annual budget increase on the levy. 

The Gateway CIP Tax Increment Grant (TIG) for E-Materials Canada Corporation is 

structured to be equal to the increased taxation that results from the increase in the 

MPAC assessment of the property following the completion of each phase of 

development. The project is planned to occur in three distinct phases, each triggering its 

own MPAC reassessment. As a result, three separate grants would be calculated, one 

for each phase, contingent upon the successful completion and assessment of each 

phase. 

Economic Performance: 

E-Materials Canada Corporation’s significant investment in construction value 

surpasses the highest threshold of $40,000,000+, securing the maximum 4 points for 

construction value. In terms of job creation, the project’s employment impact is 

substantial, with 350 full-time jobs estimated in phase 1 with an additional estimated 

400 jobs in phase 2, and 260 jobs in phase 3. The hiring commitment exceeds the 100+ 

jobs threshold, which grants the company an additional 11 points. 

Environmental Design Performance: 

E-Materials Canada Corporation has committed to achieving the highest standards of 

sustainability by conforming with all six of the Niagara Region’s Smart Growth Design 

Criteria, earning the full 5 points available in this category.  

By meeting these criteria, E-Materials Canada Corporation’s project may receive the full 

100% rebate on the property tax increment. The annual grant payment for each phase 

will only be disbursed if the company pays its property taxes in full and provides 
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satisfactory verification that it continues to meet the construction value, employment, 

and design criteria as outlined above. 

The grant payments for each phase would commence after the first full year in which 12 

months of taxes at the new, higher assessment rate have been collected. Importantly, 

the annual grant payment amount for each phase would remain constant throughout the 

grant period. This means that as property taxes increase over time due to rising 

assessments and tax rates, the amount of the grant does not increase. Consequently, 

the net taxes collected by the City and the Region (taxes collected minus grants 

dispersed) will increase over time, providing a growing financial benefit to the City and 

the Region as the project progresses. 

This structured approach ensures that while E-Materials Canada Corporation receives 

the financial incentives necessary to proceed with their development, the City and the 

Region also benefit from increased tax revenues and the achievement of strategic 

economic and environmental objectives. 

Given that E-Materials Canada Corporation’s development is located within a Strategic 

Location for Investment, it qualifies for a 10-year Tax Increment Grant (TIG). The 

current assessment of the property stands at $1,833,000. Upon the completion of 

Phase 1, the estimated post-construction assessment is expected to increase to 

$118,000,000. This increase would yield a regional tax increment grant of approximately 

$2,462,455 per year for 10 years, resulting in a total of $24,624,550 for Phase 1. 

Should the company proceed with a Phase 2, the post-construction assessment is 

projected to reach $235,000,000, which would generate a regional tax increment grant 

of $2,480,112 per year over a 10 year period, amounting to $24,801,120. Similarly, 

should the company proceed with a Phase 3, the estimated post-construction 

assessment of $352,000,000 would yield a grant estimate of $2,480,112 per year, 

totaling $24,801,120 over a 10-year period. 

Analysis 

The application by E-Materials Canada Corporation meets the eligibility criteria set forth 

in the Gateway CIP, including the projected economic and environmental benefits. The 

project supports strategic growth in the designated Gateway Project Area, aligning with 

the City's and the Region’s goals to attract private sector investment and promote 

industrial development. The approval of this TIG will facilitate the timely progression of 

the project, ensuring that E-Materials Canada Corporation can proceed with building 

permit applications and adhere to project timelines. 
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E-Materials Canada Corporation is actively preparing to begin construction on Phase 1 

of their development by the end of 2024. The company is currently undergoing 

significant site preparation activities daily, ensuring that the site will be ready for 

construction later this year. Phase 1 is planned to be a substantial 650,000 square feet 

facility that will be complete by 2027, marking the initial stage of this major investment in 

the region. 

Should the company decide to commit to additional phases of construction, Phase 2, 

would add an additional 700,000 square feet to the development and Phase 3 would 

result in an additional 650,000 square feet. 

The project is expected to have a significant positive impact on the local economy, 

including job creation, increased tax revenues, and the stimulation of further investment 

in the region. The partnership between the City of Port Colborne and Niagara Region is 

essential to ensuring the successful implementation of this project, with ongoing 

monitoring and compliance checks to safeguard public investment. 

Alternatives Reviewed 

Not approving or delaying the grant approval may jeopardize the development, 

potentially leading E-Materials Canada Corporation to cancel their investment and 

sending a negative signal to other potential investors, indicating that Niagara may 

not be open to supporting large-scale business opportunities that require 

incentives. 

Relationship to Council Strategic Priorities 

 Effective Region: The approval of the Gateway CIP Tax Increment Grant for E-

Materials Canada Corporation directly supports the strategic objective of an Effective 

Region by fostering collaborative efforts between the City of Port Colborne, Niagara 

Region, and private sector partners. This project exemplifies the efficient use of 

resources by leveraging public incentives to attract substantial private investment, 

thereby maximizing economic output and job creation in a manner that aligns with 

regional growth strategies. The structured partnership ensures that the development 

proceeds in a manner that meets all regulatory and strategic goals, contributing to a 

more effective and well-coordinated regional development process. 

 

Green and Resilient Region: E-Materials Canada Corporation’s commitment to 

meeting all six of Niagara Region’s Smart Growth Design Criteria underscores the 

alignment of this project with the Council’s objective of a Green and Resilient 

47



 ED 12-2024 

September 11, 2024 

Page 5  

Region. By prioritizing sustainable development practices, the project not only 

enhances the environmental performance of the region but also ensures long-term 

resilience against climate challenges. The project’s adherence to these criteria 

demonstrates a proactive approach to environmental stewardship, reducing the 

carbon footprint of industrial activities and contributing to the broader regional goal of 

sustainability. This investment in green infrastructure positions the region as a leader 

in environmentally responsible development. 

 Equitable Region: The significant job creation resulting from E-Materials Canada 

Corporation’s development is a key contributor to the strategic goal of an Equitable 

Region. With the potential for a projected 1,010 full-time equivalent jobs created 

across three phases, this project will provide ample employment opportunities for 

residents, promoting economic inclusion and reducing disparities within the 

community. The equitable distribution of economic benefits, through the creation of 

high-quality jobs and the stimulation of related industries, ensures that all segments 

of the population can participate in and benefit from the region’s economic growth. 

This aligns with the Council’s commitment to fostering an inclusive and fair economic 

environment. 

 

 Prosperous Region: The substantial investment by E-Materials Canada 

Corporation is a significant driver of economic prosperity for the region. By securing 

a 100% tax increment rebate through the Gateway CIP, the project will catalyze 

further economic activity, attracting additional investments and enhancing the 

region’s competitiveness. The potential creation of over 1,000 jobs not only boosts 

the local economy but also strengthens the region’s industrial base, ensuring 

sustained economic growth. This development aligns with the strategic objective of a 

Prosperous Region by fostering long-term economic stability, increasing tax 

revenues, and enhancing the overall quality of life for residents through expanded 

economic opportunities. 

Other Pertinent Reports 

There are no other pertinent reports. 
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Appendices 

Appendix 1  5088 Highway 140 City of Port Colborne - Tax Increment Grant 

Estimate 
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NIAGARA ECONOMIC GATEWAY & COMMUNITY IMPROVEMENT PLANS ED 12-2024 
TAX INCREMENT GRANT PROGRAM ESTIMATE Appendix I 

Municipality: Port Colborne 
Address: 5088 Highway 140 City of Port Colborne, ONT L3K 5V5 

Industrial -
Vacant and 

Excess Land 
Residential Industrial Total Pre-Project 

Taxes Industrial2 New Multi-
residential Commercial Total Post 

Project Taxes Tax Increment 
Annual 
Grant 

amount 

Class Code IX RT IT IT NT CT 
Assessment Value $1,833,000 $0 $0 $118,000,000 $0 $0 
Municipal Taxes $52,030 $0 $0 $52,030 $3,349,431 $0 $0 $3,349,431 $3,297,401 $3,297,401 
Regional Taxes $38,855 $0 $0 $38,855 $2,501,310 $0 $0 $2,501,310 $2,462,455 $2,462,455 
Provincial Taxes $16,130 $0 $0 $16,130 $1,038,400 $0 $0 $1,038,400 N/A 

Total $5,759,856.09 
% of Tax Increment Year 1 100.00% 
Annual Grant Payment $5,759,856.09 

This estimates the completed project being assessed at $118,000,000 based on cost of land and construction costs; actual assessment will be completed by MPAC following the  
project completion. Existing assessment value is based on estimated 2024 MPAC assessment. These calculations reflect the grant percentage that would be received based 
on a project score of 20. These results are estimated using the 2024 tax rates. Actual annual amount will be based on the grant percentage applied to the incremental 
taxes paid  each year for the duration of the grant however may be subject to a reduction should the taxes owing be reduced in any given year due to a assessment appeal. 
This is an estimate only and does not constitute any guarantee or assurance of a grant and should not be relied upon as such. 

SUMMARY FORECAST (excluding education) 

Event Year Grant % Municipal Grant 
Estimate 

Regional Grant 
Estimate 

Total Grant 
Estimate 

Base year 0 
Grant Year 1 2026 100% $ 3,297,401.46 $ 2,462,454.63 $ 5,759,856.09 
Grant Year 2 2027 100% $ 3,297,401.46 $ 2,462,454.63 $ 5,759,856.09 
Grant Year 3 2028 100% $ 3,297,401.46 $ 2,462,454.63 $ 5,759,856.09 
Grant Year 4 2029 100% $ 3,297,401.46 $ 2,462,454.63 $ 5,759,856.09 
Grant Year 5 2030 100% $ 3,297,401.46 $ 2,462,454.63 $ 5,759,856.09 
Grant Year 6 2031 100% $ 3,297,401.46 $ 2,462,454.63 $ 5,759,856.09 
Grant Year 7 2032 100% $ 3,297,401.46 $ 2,462,454.63 $ 5,759,856.09 
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Event Year Grant % Municipal Grant 
Estimate 

Regional Grant 
Estimate 

Total Grant 
Estimate 

Grant Year 8 2033 100% $ 3,297,401.46 $ 2,462,454.63 $ 5,759,856.09 
Grant Year 9 2034 100% $ 3,297,401.46 $ 2,462,454.63 $ 5,759,856.09 

Grant Year 10 2035 100% $ 3,297,401.46 $ 2,462,454.63 $ 5,759,856.09 

Total Estimate Total 
Estimate $ 32,974,014.60 $ 24,624,546.30 $ 57,598,560.90 
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Introduction
• An analysis of activities related to the Niagara ZEV Transition Blueprint.
• The Niagara ZEV Transition Blueprint aims to guide the region through the transition from internal 

combustion engine (ICE) supply chain production and to zero emission vehicle production (ZEV) supply 
chain development.

• The blueprint covers critical areas including supply chain development, workforce and skills development, 
infrastructure investment, indigenous inclusion, and community coordination.

Niagara ZEV Blueprint - Niagara Economic Development2

Niagara ZEV Blueprint
Zero Emissions Vehicle
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Background:
• March 2023: Minister responsible for the 

Federal Economic Development Agency for 
Southern Ontario, Filomena Tassi hosts EV 
Roundtable with Niagara Region.

• Discussion: Industry and Business 
representatives were asked how they were 
preparing for the ZEV transition

• Support: There was a need for support from 
various levels of government in learning about 
the opportunities in the ZEV transition.

3 Niagara ZEV Blueprint - Niagara Economic Development
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FedDev Funding:
• August 2023: Government of Canada 

supports electric vehicle (EV) sector in 
Niagara Region

• Announcement: “Regional Municipality of 
Niagara to receive a $300,000-Government 
of Canada investment to support growth of 
Niagara’s EV sector”

• "The Regional Municipality of Niagara is 
bringing together the right people and 
organizations to strengthen and grow the EV 
sector in Niagara” - Minister Tassi

4 Niagara ZEV Blueprint - Niagara Economic Development
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Electric Mobility 
Sector Specialist
• Felix is a business professional with a keen 

interest in advancing the electric mobility 
ecosystem and promoting the use of 
renewable energy to decarbonize the global 
economy.

• Felix is dedicated to fostering economic 
growth and development in the region’s 
Electric Vehicle (EV) and energy storage 
sector.

• With over 15 years of industry experience, 
Felix has worked with businesses across 
North America, South America, and the 
Middle East, primarily in manufacturing, 
aviation, and metals and minerals industries.

5 Niagara ZEV Blueprint - Niagara Economic Development
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Creating the ZEV Blueprint

6 Niagara ZEV Blueprint - Niagara Economic Development

March 2024: 

With the recent hiring of Niagara’s 
EV Specialist, FedDev requested 
the creation of a Niagara Region 

ZEV Transition Blueprint

Comprehensive Analysis: 

The Niagara ZEV Transition Blueprint 
provides a strategic framework to 

leverage Niagara’s strategic location, 
existing automotive ecosystem, and 

investment potential to become a key 
player in the global ZEV market.

ZEV Blueprint Creation:

In May 2024, the ZEV Blueprint 
was created and presented to 
FedDev Ontario’s Policy team. 
This document will be updated 

periodically as the industry 
continues to evolve.
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1. Supply Chain Development Analysis
• Niagara is well-positioned to integrate into the global ZEV 

supply chain, leveraging its proximity to 11 vehicle 
assembly plants, 4 engine plants, and 5 upcoming battery 
cell/pack manufacturers in Ontario.

• Retooling of existing manufacturing processes is essential 
to meet the specific needs of the EV demand. Support in 
parts design and retooling capabilities is necessary. Small 
businesses in Niagara need to scale their operations to 
meet the increasing demand from large manufacturing 
complexes.

• Investment attraction efforts focus on developing the EV 
battery pack supply chain, which represents ~40% of EV 
value. Recent successful investments highlight the 
potential for future growth. The growing EV market in 
North America presents significant opportunities for 
Niagara, supported by governmental policies and 
investments in EV infrastructure.

7 Niagara ZEV Blueprint - Niagara Economic Development
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2. Workforce Analysis
• An estimated 1,500 people are needed to directly 

support ZEV investments, plus an additional 2,160 
to support the resulting supply chain.

• Niagara’s current labor force of 232,000 will require 
extensive training and educational opportunities to 
upskill for EV manufacturing.

• The EV transition poses risks to the automotive 
labor market, with an estimated 700 jobs 
potentially affected by the long-term shift from ICE 
to electric drive units.

8 Niagara ZEV Blueprint - Niagara Economic Development
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3. Skills Development Analysis
• The EV and battery manufacturing sector requires various 

technical and engineering positions. Training programs 
and collaborations with educational institutions are crucial.

• Further analysis will provide estimates on the number of 
workers required under each identified skill set. Upskilling 
and reskilling workers will address the lack of trained 
skilled workers in the EV sector.

• Support from Niagara College and Brock University will be 
sought to develop training programs for the ZEV supply 
chain. Immigration will play a role in attracting skilled 
workers, with mentorship and support services critical for 
their integration into the ZEV labor force.

9 Niagara ZEV Blueprint - Niagara Economic Development
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4. Support Analysis
• Key infrastructure needs include serviceable land 

for production and R&D facilities, housing for 
workers, and transportation infrastructure.

• Funding support from provincial and federal levels 
is essential.

• The Signature Sites Tool identifies industrial and 
commercial properties available for development. 
Collaboration among local municipalities, the 
Niagara Region, and private realtors enhances the 
region's investment potential.

10 Niagara ZEV Blueprint - Niagara Economic Development
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5. Indigenous Inclusion Analysis
• Engagement with the Six Nations of the Grand 

River and Mississaugas of the Credit First Nation 
highlighted opportunities for collaboration in ZEV 
infrastructure development and job creation.

• Integrating Indigenous suppliers into the ZEV 
supply chain and developing transportation 
infrastructure to connect Indigenous communities 
with job opportunities are crucial steps.

11 Niagara ZEV Blueprint - Niagara Economic Development
63



6. Community Coordination Analysis
• Effective leadership and cross-collaboration among key 

stakeholders, including Niagara Economic Development, 
local municipalities, Invest Ontario, Invest Canada, NPCA, 
land and real estate developers, builders, academic 
institutions, and Indigenous communities, are essential for 
the successful development of the ZEV supply chain 
ecosystem in Niagara.

• The Niagara Workforce Coalition has been launched to 
leverage existing business and employment service 
connections in Niagara, identify gaps, and enhance the 
local labor market.

• Addressing challenges such as high unemployment, 
newcomers' employment inequities, and low education 
levels, the coalition aims to re-engage workers, improve 
educational resources, and support employers in adapting 
to modern hiring and employee relations practices.

12 Niagara ZEV Blueprint - Niagara Economic Development
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Prosperous Region

13

• The blueprint's focus on supply chain development and investment attraction aligns with the Prosperous Region 
priority by promoting economic growth and job creation.

• Workforce and skills development initiatives ensure that the local labor force is prepared for new opportunities in the 
EV sector, driving regional prosperity.

• Collaborative efforts with educational institutions and support for small businesses underscore the blueprint's 
commitment to building a robust, prosperous regional economy.

Niagara ZEV Blueprint - Niagara Economic Development
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Effective Region

14

• The Niagara ZEV Transition Blueprint emphasizes the retooling of manufacturing processes and infrastructure 
investment, fostering an Effective Region through enhanced production capabilities.

• The strategic engagement with Indigenous communities and stakeholders enhances regional inclusivity and 
effectiveness in economic development.

• Coordinated efforts among various entities, including local municipalities and economic development agencies, ensure 
that Niagara operates as an Effective Region, efficiently leveraging resources for maximum impact.

Niagara ZEV Blueprint - Niagara Economic Development
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QUESTIONS & CONTACT
Daniel Turner
Manager, Strategic Growth Services | Economic Development
daniel.turner@niagraregion.ca

Niagara ZEV Blueprint - Niagara Economic Development
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Subject: Niagara Electric Vehicle Blueprint – EV Sector Development 

Report to: Planning and Economic Development Committee 

Report date: Wednesday, September 11, 2024 
 

Recommendations 

1. That Report ED 11-2024 BE RECEIVED for information. 

Key Facts 

 This report provides an update on key activities related to the Niagara Zero Emission 

Vehicle (ZEV) transition blueprint.  

 The Niagara ZEV Transition Blueprint aims to guide the region through the transition 

from internal combustion engine (ICE) supply chain production and to zero emission 

vehicle production supply chain development. 

 The blueprint covers critical areas including supply chain development, workforce 

and skills development, infrastructure investment, indigenous inclusion, and 

community coordination. 

Financial Considerations 

The activities described in this report are primarily funded by the Federal Economic 

Development Agency of Southern Ontario (FedDev Ontario) through the Electric 

Mobility Sector Development Grant.  

This funding supports various initiatives to enhance Niagara’s capacity to transition to 

zero emission vehicles, including supply chain enhancements, workforce training, and 

infrastructure development. A significant portion of this funding is allocated to hiring our 

Electric Mobility Sector Specialist. The specialist serves as a liaison between FedDev 

Ontario and the Niagara manufacturing sector, including automotive supply chain 

companies. This role involves researching funding opportunities for companies wishing 

to transition to the EV sector and attending EV-related conferences to enhance 

investment attraction efforts in the EV sector. 
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Analysis 

The Niagara ZEV Transition Blueprint provides a strategic framework to leverage 

Niagara’s strategic location, existing automotive ecosystem, and investment potential to 

become a key player in the global ZEV market. 

1. Supply Chain Development Analysis 

Niagara is well-positioned to integrate into the global ZEV supply chain, leveraging its 

proximity to 11 vehicle assembly plants, four (4) engine plants, and five (5) upcoming 

battery cell/pack manufacturers in Ontario. 

Retooling of existing manufacturing processes is essential to meet the specific needs of 

the EV demand. Support in parts design and retooling capabilities is necessary. Small 

businesses in Niagara need to scale their operations to meet the increasing demand 

from large manufacturing complexes. 

Work is in progress with the Federal Economic Development Agency for Southern 

Ontario to connect small and mid-size businesses with business opportunities in the EV 

supply chain (e.g., Honda opportunity) and inform about funding options to revamp their 

platform to better participate in the growing EV sector.  

Investment attraction efforts focus on developing the EV battery pack supply chain, 

which represents ~40% of EV value. Recent successful investments highlight the 

potential for future growth. The growing EV market in North America presents significant 

opportunities for Niagara, supported by governmental policies and investments in EV 

infrastructure. 

To further enhance Niagara Region as the next business address for EV related 

investments we have been participating in key trade shows and invertors roundtables in 

North America and Europe where we have identified a growing interest of companies to 

expand operations into the North American market. Also, these EV events allowed us to 

connect local business with multinational companies to forge potential business 

partnerships in the future. 

2. Workforce Analysis 

An estimated 1,500 people are needed to directly support ZEV investments, plus an 

additional 2,160 to support the resulting supply chain. Niagara’s current labor force of 

232,000 will require extensive training and educational opportunities to upskill for EV 

manufacturing. 
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The EV transition poses risks to the automotive labor market, with an estimated 700 

jobs potentially affected by the long-term shift from ICE to electric drive units. 

3. Skills Development Analysis 

The EV and battery manufacturing sector requires various technical and engineering 

positions. Training programs and collaborations with educational institutions are crucial. 

Further analysis will provide estimates on the number of workers required under each 

identified skill set. Upskilling and reskilling workers will address the lack of trained 

skilled workers in the EV sector. 

Support from Niagara College and Brock University will be sought to develop training 

programs for the ZEV supply chain. Immigration will play a role in attracting skilled 

workers, with mentorship and support services critical for their integration into the ZEV 

labor force. 

4. Support Analysis 

Key infrastructure needs include serviceable land for production and R&D facilities, 

housing for workers, and transportation infrastructure. Funding support from provincial 

and federal levels is essential. 

The Signature Sites Tool identifies industrial and commercial properties available for 

development. Collaboration among local municipalities, the Niagara Region, and private 

realtors enhances the region's investment potential. 

5. Indigenous Inclusion Analysis 

Engagement with the Six Nations of the Grand River and Mississaugas of the Credit 

First Nation highlighted opportunities for collaboration in ZEV infrastructure 

development and job creation. 

Integrating Indigenous suppliers into the ZEV supply chain and developing 

transportation infrastructure to connect Indigenous communities with job opportunities 

are crucial steps. 
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6. Community Coordination Analysis 

Effective leadership and cross-collaboration among key interested parties, including 

Niagara Economic Development, local municipalities, Invest Ontario, Invest Canada, 

NPCA, land and real estate developers, builders, academic institutions, and Indigenous 

communities, are essential for the successful development of the ZEV supply chain 

ecosystem in Niagara. 

Alternatives Reviewed 

The strategies and actions outlined in the Niagara ZEV Transition Blueprint are 

consistent with accepted economic development practices.  

Relationship to Council Strategic Priorities 

Economic development activities described in this report directly support two of 

Council’s Growing Better Together 2023-2026 Strategic Priorities: 

Effective Region: 

 The Niagara ZEV Transition Blueprint emphasizes the retooling of manufacturing 

processes and infrastructure investment, fostering an Effective Region through 

enhanced production capabilities. 

 The strategic engagement with Indigenous communities and community partners 

enhances regional inclusivity and effectiveness in economic development. 

 Coordinated efforts among various entities, including local municipalities and 

economic development agencies, ensure that Niagara operates as an Effective 

Region, efficiently leveraging resources for maximum impact. 

Prosperous Region: 

 The blueprint's focus on supply chain development and investment attraction aligns 

with the Prosperous Region priority by promoting economic growth and job creation. 

 Workforce and skills development initiatives ensure that the local labor force is 

prepared for new opportunities in the EV sector, driving regional prosperity. 

 Collaborative efforts with educational institutions and support for small businesses 

underscore the blueprint's commitment to building a robust, prosperous regional 

economy 
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Other Pertinent Reports 

Economic Development Strategy 2023-2033  

(https://niagaracanada.com/about-us/economic-development-strategy/) 
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