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REPORT TO: Planning and Development Committee
MEETING DATE: Wednesday, October 19, 2016
SUBJECT: Province of Ontario Coordinated Plan Review Submission on

the Draft Plans

RECOMMENDATIONS

1. That Regional Council ENDORSE Appendix | of this report outlining the specific
comments on the Growth, Greenbelt and Niagara Escarpment Plans;

2. That Staff BE AUTHORIZED to share the attached comments as endorsed with
the Province of Ontario; and

3. That a copy of this report BE CIRCULATED to the local area municipalities,
Niagara Peninsula Conservation Authority, Niagara Parks Commission, Niagara
Home Builders Association, the Region’s Agricultural Policy and Action
Committee and local MPP’s.

KEY FACTS

e Regional Council previously submitted comments and mapping for the
Coordinated Plan Review in May and July 2015 to the Province outlining
requests that were developed in conjunction with the local municipalities

e The Province has released draft versions of the Growth, Greenbelt, and Niagara
Escarpment Plans for comment by October 31, 2016. This report provides
comments on these draft Plans which affect Niagara

e The Province has indicated they will review all comments received and finalize
the Plans by the end of 2016

¢ Comments on the draft Plans have been made in consultation with the local
municipalities, agricultural and development stakeholders

e The comments are divided into eight themes: Harmony and Alignment,
Community Character and Flexibility, Density Targets — Planning by Numbers,
Guidance Documents and Clarity, Mapping Clarifications, Provincial Funding,
Timing and Transition, and Climate Change.

e Detailed comments to the Province are provided in Appendix |
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CONSIDERATIONS

Financial

The Coordinated Plan Review has been undertaken by staff in consultation with a
number of stakeholders. All costs for the Review have come from the operating budget
of the Planning Department.

The extent of the financial impact that the finalized Plans will have on Niagara Region’s
budget is not fully understood at this time. Under the current proposals, the Region will
likely be required to prepare additional studies in order to complete the Municipal
Coordinated Plan Review, update the Regional Official Plan, and undertake additional
monitoring to comply with the changes proposed by the Province.

In addition, proposed changes to the Niagara Escarpment Plan land use designations
have increased the amount of land in Niagara under the Escarpment Natural Area
designation by over 1,100 hectares, to a total of 4,429 hectares across the region.
Changes to the Province’s Conservation Land Tax Incentive Program (CLTIP) now
qualify land designated Escarpment Natural Area (1/5 of a hectare or larger in size) for
a 100 per cent property tax exemption. This potentially equals lost tax revenue for local
municipalities, as the CLTIP no longer tops-up the lost revenue to municipalities.

When the final plans have been released and the cumulative changes are truly known,
staff will update Council with respect to financial impacts.

Corporate

The attached comments have been developed with input from staff across the
organization. Staff also met with the Agricultural Policy and Action Committee seeking
input and feedback on the draft plans.

Governmental Partners

The Region’s response has been shaped through working with local staff from the
twelve municipalities, the Niagara Peninsula Conservation Authority, and the Niagara
Parks Commission.

Planning staff from the local municipalities have reviewed the attached comments, and
shared their locally endorsed comments to be attached as supporting documents for the
Region’s submission to the Province.

Public and/or Service Users

Throughout the review process, staff have met and encouraged input from private land
owners, the development community, agricultural stakeholders, and consultants
representing clients with affected lands.
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ANALYSIS

Background

Dating back to 2013, seven reports have been prepared outlining Niagara Region’s
position regarding the following three Provincial planning documents that are included in
the Provincial Coordinated Plan Review:

e Growth Plan for the Greater Golden Horseshoe;
e Greenbelt Plan; and
e Niagara Escarpment Plan.

On September 7, 2016, staff presented a report to Planning and Development
Committee which compared the Region’s previously submitted comments with the
updated draft versions of the Provincial Coordinated Plan Review documents which
were released by the Province in May 2016. As indicated in that presentation, the
Province recognized a number of Niagara’s previous asks as part of the current review,
including:

e More consistency with regard to policies and definitions across the Plans;

e Greater support for agriculture through updating of policies to reflect agricultural
viability;

Further identification and recognition for complete communities;

Requirements for key studies such as a Municipal Comprehensive Review;
Recognition of Ridgeville as a hamlet area; and

Greater recognition of existing uses in the Greenbelt.

There were also a number of areas that were not recognized from the original requests,
they include:

Areas Removed from Greenbelt;

Recognition of Special Policy Areas;

Acceptance of Watercourse Process;

Clear Guidelines to Outline Policy; and

Removal of Urban and Agricultural from NEP Development Control Area.

Inaccuracy of mapping has been consistently identified by Niagara Region, however,
despite this identification, the direction in this round of the Provincial Coordinated Plan
Review has been to amend policy and not the supporting mapping.

Review of Draft Policies

In formulating a response to the Coordinated Plan Review, staff met with
representatives from the local municipalities, development and agricultural community,
and individual stakeholders. Although there is support for many of the goals outlined in
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the draft Plans, the individual policies create certain challenges for implementation in
Niagara. Niagara’s comments to the Province are grouped into following eight themes:

Harmony and Alignment;

Community Character and Flexibility;
Density Targets — Planning by Numbers;
Guidance Documents and Clarity;
Mapping Clarifications;

Provincial Funding;

Timing and Transition; and

Climate Change.

Each of these themes are discussed to provide an overview of the issues and some of
the potential solutions that the Province can use to help Niagara grow and prosper.

Harmony and Alignment

Alignment between the three Plans and the 2014 Provincial Policy Statement (PPS) is
critical to ensuring the documents work in harmony with each other. The definitions
between the draft Plans have been improved - however there remain inconsistencies.
For example, each Plan approaches the topic of climate change mitigation and
adaptation differently.

Beyond the policies of the draft Plans, it is important that the actions of the Province are
supportive of implementation. All Provincial Ministries and Agencies charged with input
into land-use planning should be in alignment with their policies, programs and funding.
Throughout the review process it has become apparent that not all Ministries and
Agencies are aligned. For example, when considering the need to have complete
communities, there are instances of Provincial Ministry and Agency funding pulling
essential public services such as hospitals and schools out of the built areas and
placing them on the periphery of communities. Another example is the implementation
responsibilities of the Plans, as two require municipalities to implement and make
decisions through their policies; however the Niagara Escarpment Plan is implemented
through a separate agency.

Niagara’s comments contain recommendations and proposed solutions that would bring
greater harmony and alignment between the Plans and the actions of the Province.
There are also suggestions for the Province to consider their funding approaches to
public services that support complete communities, and a request for the Niagara
Escarpment Act to be reviewed to allow municipalities to have development control
when uses are permitted by the Plan.
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Community Character and Flexibility

Each Region in the Greater Golden Horseshoe (GGH) has experienced a different
history, and this is reflected through development. Niagara’s past as two separate
counties with twenty-six municipalities has shaped the present day urban landscape.
Uniquely, Niagara has twenty-seven urban areas, many of which are separated by
agricultural and natural areas. These urban communities range from large cities to small
villages, many of which have retained their heritage assets.

Other jurisdictions have experienced significant growth over the last twenty years which
has led to expansions that consolidated the urban environment across municipalities
and Regions. However, Niagara has had low growth and there has been no significant
consolidation of the urban landscape. Most communities remain distinct entities.

While Niagara is preparing for the extension of GO rail, protected specialty crop lands
are located in proximity to future GO stations, and there is concern with respect to the
opportunity leverage major transit investment. Further, the cultural heritage assets in
many of Niagara’s authentic communities make attractive to many visitors throughout
the year.

Added flexibility is needed to help achieve the objectives and goals of the Province.
Considering the community character and providing added flexibility in the policies is
requested to ensure that Niagara can manage and capitalize future growth, while still
maintaining the community character.

Density Targets — Planning by Numbers

When the Growth Plan was introduced in 2006 it set out a vision to better manage
growth in the GGH. It introduced a set of six guiding principles that spoke to a diverse
range of planning considerations: how land should be developed, how resources should
be managed, and how public dollars should be invested. The principles prioritized
compact vibrant and complete communities, the wise use of existing infrastructure and
natural resources such as land, air and water amongst other topics. The Plan and
resulting municipal conformity exercises that occurred brought a consistent, yet
challenging approach to land-use planning in the GGH.

While the concept of complete communities are still part of the guiding principles of the
draft Growth Plan, the definition for complete communities has been re-written to be
less-complete. For example, the word “schools” has been removed as a component of
what makes communities complete. The draft plan would appear to be built around an
approach to “planning by numbers”, through increased requirements for density in
greenfield areas, a higher target for intensification in built-up areas, and using
population forecasts (which continue to differ with the lower population forecasted by
the Ministry of Finance).
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The original version of the Growth Plan introduced density targets and intensification
rates to 2031 that were aimed at reducing land consumption and loss of valuable
farmland. After ten years of implementation, many municipalities across the GGH are
still not achieving those original targets. The proposed Growth Plan, which now extends
to 2041, has increased the targets - from 40 per cent to 60 per cent for residential
intensification in “Built-Up Areas”, and from 50 people and jobs per hectare to 80 people
and jobs per hectare in “Greenfield Areas”. This approach is more to be focused on
achieving a numerical target rather than the principles of good planning.

While pre-Growth Plan land consumption rates were not sustainable, the target average
of 80 persons and jobs per hectare for Greenfield Areas will create densities beyond
what is necessary to support required growth. In Niagara, 80 persons and jobs per-
hectare on the periphery of communities would create development patterns and
infrastructure demands that have not been anticipated as well as land-use conflicts
related to agricultural lands.

In the comments to the Province, there are recommendations regarding possible
reductions in the targets, creation of transition periods to consider development and
infrastructure investments made at the previous densities, greater consideration of
community character, and a phased approach over a longer period of time to achieve
higher densities.

Guidance Documents and Clarity

Throughout the draft Plans there are references to new approaches and studies the
Province expects municipalities to undertake to effectively implement the policies and
update local and Regional Official Plans. In some cases, such as outlining a standard
methodology for land needs assessments or updating guidance on watershed planning,
the Province has outlined it will provide this advice (Policy 5.2.2). The draft policies also
provide concepts that need further clarification, such as the components to be included
in a Municipal Comprehensive Review.

The Province has indicated that supporting documents should be available in 2018 or
2019. These, or at least an outline of what they may contain, should be provided prior to
the implementation of the Plans. The forecasted release in 2018 will potentially create
situations where municipalities cannot process applications in a timely manner, and may
initiate studies that do not comply with the policies, thereby creating missed
opportunities and potential legal recourse.

Throughout the recommendations and proposed solutions are requests for additional
clarification and direction on the process, criteria, expectations, roles, and
responsibilities of these policies and approaches. Ideally much of this information would
come prior to Plan implementation, but where that is not possible, an outline should be
provided to answer the basic questions of what these studies should consist of and the
respective roles of who should undertake the work. An example of this is with regard to
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watershed planning, and new requirements that would make this an essential building
block in considering settlement areas expansions, infrastructure planning, significant
development applications and secondary planning. Further, have greater clarity around
all of the requirements of a Municipal Comprehensive Review, instead of policies that
refer to the process throughout the Growth Plan would be helpful as Regions undertake
or finalize this significant exercise.

Mapping Clarifications

Similar to the guidance documents the Province will undertake mapping of the
agricultural and natural heritage system for the GGH. Little guidance or information is
provided about the timing and scope of this mapping, who will be involved in the
preparation of it, how it should be used, or how it will be maintained over time.

Mapping of the agricultural system, that would include not only the agricultural support
network features, but also an assessment of the land base, is a positive step in
recognizing the breadth and scope of the agricultural industry. There are concerns that
the land base will be accurately mapped in a way that considers the existing land uses
and the future ability to use the lands for agriculture, especially in the specialty crop
areas. Understanding how this mapping will be used and updated also needs
clarification, especially how municipalities might provide input to the Province to ensure
that the mapping remains current and does not inhibit a thriving industry that is
constantly changing.

Mapping of the natural heritage system also raises many questions, such as the level of
detail that the Province will be mapping the information at, the roles of the respective
municipalities and conservation authorities, and the ability for new studies and
information to be used to ensure that the mapping can be utilized effectively. For
example, the Region has recently mapped watercourses in Niagara; this information
could be used to help inform the Provincial approach. Further, an understanding of the
relationship of the mapping of the Natural Heritage System by the Province and the
respective changes this might have on the schedules of the respective Plans is not well
understood, especially if it may affect designations in the Plans, such as in the Niagara
Escarpment Plan.

Many suggestions are provided in Niagara’s comments to the Province that ask for
additional clarity and would ensure that all features that the Province intends to map be
accurate and be able to be ground-truthed. Having accurate mapping will ensure that
the effort the Province is making to map these features is used to best advantage in the
implementation process.

Provincial Funding

The draft Plans offer a significant departure from existing planning policy. The changes
will require significant studies to be undertaken, and changes to Regional and local
official planning documents and infrastructure investment strategies. These changes

19



PDS 29-2016
October 19, 2016
Page 8

come at a cost to the municipalities that cannot be fully known until the draft policies are
finalized and further information is provided by the Province as to the scope and scale
of some of the changes.

The following are some examples of funding challenges that municipalities in Niagara
will face, given the draft policies:

e The Region has already completed a significant amount of work for a current
Municipal Comprehensive Review, which may require revision if the proposed
policies move forward;

e Niagara has 18 watersheds, all of which may require updated Watershed Plans
to inform new master plans for official plans, secondary plans, and water and
wastewater planning;

¢ In assigning density targets, recently completed secondary plans may need to be
updated to reflect the change from 50 persons and jobs per hectare to 80
persons and jobs per hectare;

e Providing for the public service facility infrastructure to meet the needs of the new
population expected without sufficient funding tools to provide those funds;

e Infrastructure that may have been installed to meet the former targets may now
have to be been increased within their lifespan window to meet the new densities
and population forecasts;

e Costs and programs to be developed in response to climate change are still in
development with unknown timelines and costs;

e Additional costs associated with new studies such as contributing to the
development and implementation of an agricultural system map is unknown; and

e Updating the Regional Official Plan and local official plans to conform to current
policy and consider the results of the required planning studies and approaches
will also be required.

With respect to concerns raised over new requirements, the true costs of bringing
Regional and local official plans and operations into conformity with the new plans
remain unknown. Significant funding tools and sources will, however, be required for
municipalities to move forward with plan implementation.

Timing and Transition

Implementation of the Provincial Plans must be reasonable, seamless, and logical. The
draft Plans have introduced many new policy approaches and requirements that will
require updates to Regional and local official plans, secondary plans, and zoning by-
laws. There are also a number of studies that need to be undertaken or updated to
conform to the proposed Provincial direction. To implement the Plans without some

20



PDS 29-2016
October 19, 2016
Page 9

form of transition will create many challenges for builders, municipalities, residents and
businesses.

It is vital that some form of transition be provided to assist in not only the review of
development applications, but also for infrastructure planning and policy development. It
is clear that Official Plans will not conform to identified Provincial targets initially. To
mitigate the amount of cases taken to the Ontario Municipal Board, a reasonable and
achievable transition to meet Provincial targets is necessary. During an absence of a
transition period, municipalities will be required to implement Provincial Plans without
any guidance to undertake the work, undertake necessary studies and approaches
without adequate funding or resources to do so, and confront potential developers
without adequate study to effectively determine where and how to grow.

A transitioned approach is necessary, whether it be phasing in the density requirements
over a longer period of time, or recognizing existing planning studies and work that has
already been undertaken.

Climate Change

Climate change adaptation and mitigation is an underlying theme throughout the Plans.
This has been supplemented with the recent release of the Climate Change Action Plan
by the Province. The challenge is understanding what effect those further guidelines
expected for the Action Plan may have on the policies of the draft Plans, and
understanding their interrelationship.

Within the respective Plans are many references to the Action Plan, and specific
policies to consider concepts like green infrastructure, net zero communities, low impact
development, and greenhouse gas reductions. A challenge is that the approach,
policies and terminology are not consistent between the Plans. Further, it is understood
that some of the density targets are informed by climate change approaches rather than
consideration of complete communities and their distinct circumstances and needs.

Ensuring a consistent approach, as well as one is flexible enough to allow for
recognition of new technologies and approaches to climate change mitigation and
adaptation, is an important way for the Province and municipalities to enhance their
global footprint while ensuring that they remain vibrant communities that people want to
live, work, visit and play in.

Next Steps

Upon submission of the attached comments, Regional staff expects to continue working
with the Province to advocate for the issues important to Niagara. Provincial staff has
indicated that they expect to have the plans finalized by the end of 2016. Staff will keep
Council informed with respect to this process moving forward.
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ALTERNATIVES REVIEWED

Failure to submit comments will result in a missed opportunity to influence Provincial
Plans. The Co-ordinated Plan Review represents a critical time for Niagara Region to
provide feedback on how the draft Provincial Plan policies will affect Niagara and offer
potential remedies.

ORIGIN OF REPORT

Influencing Provincial Plans is a Strategic Priority identified by Regional Council. This
report helps Council in achieving this Priority by identifying specific changes that are
required in the draft Plans to help Niagara achieve economic prosperity.

OTHER PERTINENT REPORTS

e Presentation —Coordinated Plan Review - Initial Policy Analysis, September 7,
2016

e PDS-C 13-2016 - Province of Ontario Coordinated Policy Review, June 22, 2016

e PDS 11-2016 - Coordinated Provincial Review Update - Reflections on the
Crombie Panel Report

e PDS 31-2015 - Province of Ontario Coordinated Policy Review Mapping
Submission, July 15, 2015

e PDS 22-2015 - Province of Ontario Coordinated Policy Review Submission, May
21,2015

e PDS-C 4-2015 - 2015 - Coordinated Provincial Plan Review, April 9, 2015

e |ICP 84-2013 - Niagara Perspectives — Greenbelt Plan Review, September 19,

2013
SUBMITTED BY: APPROVED BY:
Rino Mostacci, Commissioner Mo Lewis
Planning and Development Services Acting Chief Administrative Officer

This report was prepared by Terri Donia, MCIP, RPP, Senior Planner, Erik Acs, MCIP,
RPP, Planner, Alex Morrison, Planner, in consultation with local municipalities,
development community and agricultural representatives and reviewed by Doug Giles,
Director Planning & Development.
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Co-ordinated Plan Review

In May of 2015, the Region submitted initial comments to the Co-ordinated Plan Review with respect to
the three plans that apply in the Niagara Region. In July of 2015, detailed mapping was provided to the
Province in support of the review process. This submission represents the Region’s comments on the
draft Growth, Greenbelt and Niagara Escarpment Plans. The comments are the combined input of
agricultural stakeholders, home builders, regional and municipal Councils and municipal and
conservation authority staff across Niagara. The submission demonstrates leadership in making
recommendations to the Provincial Plans that align with Niagara’s Strategic Priorities. Senior staff and
Regional Council expect to continue working with Provincial colleagues to advance Niagara’s priorities.

This submission is organized in two sections. The first section, “Overall Comments”, provides a high-level
analysis that can be applied to all of the draft plans. The second section, “Plan Specific Comments”
provides individual comments on the Growth, Greenbelt and Niagara Escarpment Plans.

Similar to the Region’s May 2015 submission, these comments highlight inconsistencies, errors, as well
as opportunities for supporting greater economic prosperity and growth, while still protecting the
unique landscape in Niagara. We trust that the Province will consider these comments during the final
phase of the review, and that going forward; a collaborative working relationship will help create strong,
prosperous and complete communities in Niagara and beyond.
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Overall Comments

Niagara is on the cusp of change with regard to where and how we plan to grow. The following are
significant improvements that could be made to each of the Plans.

Harmony and Alignment

Alignment between the three Plans and the 2014 Provincial Policy Statement (PPS) is critical to ensuring
the documents work in harmony with each other. The definitions between the draft Plans have been
improved - however there remain inconsistencies. For example, each Plan approaches the topic of
climate change mitigation and adaptation differently.

Beyond the policies of the draft Plans, it is important that the actions of the Province are supportive of
implementation. All Provincial Ministries and Agencies charged with input into land-use planning should
be in alighment with their policies, programs and funding. Throughout the review process it has become
apparent that not all Ministries and Agencies are aligned. For example, when considering the need to
have complete communities, there are instances of Provincial Ministry and Agency funding pulling
essential public services such as hospitals and schools out of the built areas and placing them on the
periphery of communities. Another example is the implementation responsibilities of the Plans, as two
require municipalities to implement and make decisions through their policies; however the Niagara
Escarpment Plan is implemented through a separate agency.

Niagara’s comments contain recommendations and proposed solutions that would bring greater
harmony and alignment between the Plans and the actions of the Province. There are also suggestions
for the Province to consider their funding approaches to public services that support complete
communities, and a request for the Niagara Escarpment Act to be reviewed to allow municipalities to
have development control when uses are permitted by the Plan.

Community Character and Flexibility

Each Region in the GGH has experienced a different history, and this is reflected through development.
Niagara’s past as two separate counties with twenty-six municipalities has shaped the present day urban
landscape. Uniquely, Niagara has twenty-seven urban areas, many of which are separated by
agricultural and natural areas. These urban communities range from large cities to small villages, many
of which have retained their heritage assets.

Other jurisdictions have experienced significant growth over the last twenty years which has led to
expansions that consolidated the urban environment across municipalities and Regions. However,
Niagara has had low growth and there has been no significant consolidation of the urban landscape.
Most communities remain distinct entities.

While Niagara is preparing for the extension of GO rail, protected specialty crop lands are located in
proximity to future GO stations, and there is concern with respect to the opportunity leverage major
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transit investment. Further, the cultural heritage assets in many of Niagara’s authentic communities
make attractive to many visitors throughout the year.

Added flexibility is needed to help achieve the objectives and goals of the Province. Considering the
community character and providing added flexibility in the policies is requested to ensure that Niagara
can manage and capitalize future growth, while still maintaining the community character.

Density Targets - Planning by Numbers

When the Growth Plan was introduced in 2006 it set out a vision to better manage growth in the GGH. It
introduced a set of 6 guiding principles that spoke to a diverse range of planning considerations: how
land should be developed, how resources should be managed, and how public dollars should be
invested. The principles prioritized compact vibrant and complete communities, the wise use of existing
infrastructure and natural resources such as land, air and water amongst other topics. The Plan and
resulting municipal conformity exercises that occurred brought a consistent, yet challenging approach to
land-use planning in the GGH.

While the concept of complete communities are still part of the guiding principles of the draft Growth
Plan, the definition for complete communities has been re-written to be less-complete. For example, the
word “schools” has been removed as a component of what makes communities complete. The draft
plan would appear to be built around an approach to “planning by numbers”, through increased
requirements for density in greenfield areas, a higher target for intensification in built-up areas, and
using population forecasts (which continue to differ with the lower population forecasted by the
Ministry of Finance).

The original version of the Growth Plan introduced density targets and intensification rates to 2031 that
were aimed at reducing land consumption and loss of valuable farmland. After ten years of
implementation, many municipalities across the GGH are still not achieving those original targets. The
proposed Growth Plan, which now extends to 2041, has increased the targets - from 40% to 60% for
residential intensification in “Built-Up Areas”, and from 50 people and jobs per hectare to 80 people and
jobs per hectare in “Greenfield Areas”. This approach is more to be focused on achieving a numerical
target rather than the principles of good planning.

While pre-Growth Plan land consumption rates were not sustainable, the target average of 80 persons
and jobs per hectare for Greenfield Areas will create densities beyond what is necessary to support
required growth. In Niagara, 80 persons and jobs per-hectare on the periphery of communities would
create development patterns and infrastructure demands that have not been anticipated as well as
land-use conflicts related to agricultural lands.

In the comments to the Province, there are recommendations regarding possible reductions in the
targets, creation of transition periods to consider development and infrastructure investments made at
the previous densities, greater consideration of community character, and a phased approach over a
longer period of time to achieve higher densities.
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Guidance Documents and Clarity

Throughout the draft Plans there are references to new approaches and studies the Province expects
municipalities to undertake to effectively implement the policies and update local and Regional Official
Plans. In some cases, such as outlining a standard methodology for land needs assessments or updating
guidance on watershed planning, the Province has outlined it will provide this advice (Policy 5.2.2). The
draft policies also provide concepts that need further clarification, such as the components to be
included in a Municipal Comprehensive Review.

The Province has indicated that supporting documents should be available in 2018 or 2019. These, or at
least an outline of what they may contain, should be provided prior to the implementation of the Plans.
The forecasted release in 2018 will potentially create situations where municipalities cannot process
applications in a timely manner, and may initiate studies that do not comply with the policies, thereby
creating missed opportunities and potential legal recourse.

Throughout the recommendations and proposed solutions are requests for additional clarification and
direction on the process, criteria, expectations, roles, and responsibilities of these policies and
approaches. ldeally much of this information would come prior to Plan implementation, but where that
is not possible, an outline should be provided to answer the basic questions of what these studies
should consist of and the respective roles of who should undertake the work. An example of this is with
regard to watershed planning, and new requirements that would make this an essential building block in
considering settlement areas expansions, infrastructure planning, significant development applications
and secondary planning. Further, have greater clarity around all of the requirements of a Municipal
Comprehensive Review, instead of policies that refer to the process throughout the Growth Plan would
be helpful as Regions undertake or finalize this significant exercise.

Mapping Clarifications

Similar to the guidance documents the Province will undertake mapping of the agricultural and natural
heritage system for the GGH. Little guidance or information is provided about the timing and scope of
this mapping, who will be involved in the preparation of it, how it should be used, or how it will be
maintained over time.

Mapping of the agricultural system, that would include not only the agricultural support network
features, but also an assessment of the land base, is a positive step in recognizing the breadth and scope
of the agricultural industry. There are concerns that the land base will be accurately mapped in a way
that considers the existing land uses and the future ability to use the lands for agriculture, especially in
the specialty crop areas. Understanding how this mapping will be used and updated also needs
clarification, especially how municipalities might provide input to the Province to ensure that the
mapping remains current and does not inhibit a thriving industry that is constantly changing.

Mapping of the natural heritage system also raises many questions, such as the level of detail that the
Province will be mapping the information at, the roles of the respective municipalities and conservation
authorities, and the ability for new studies and information to be used to ensure that the mapping can
be utilized effectively. For example, the Region has recently mapped watercourses in Niagara; this
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information could be used to help inform the Provincial approach. Further, an understanding of the
relationship of the mapping of the Natural Heritage System by the Province and the respective changes
this might have on the schedules of the respective Plans is not well understood, especially if it may
affect designations in the Plans, such as in the Niagara Escarpment Plan.

Many suggestions are provided in Niagara’s comments to the Province that ask for additional clarity and
would ensure that all features that the Province intends to map be accurate and be able to be ground-
truthed. Having accurate mapping will ensure that the effort the Province is making to map these
features is used to best advantage in the implementation process.

Provincial Funding

The draft Plans offer a significant departure from existing planning policy. The changes will require
significant studies to be undertaken, and changes to Regional and local official planning documents and
infrastructure investment strategies. These changes come at a cost to the municipalities that cannot be
fully known until the draft policies are finalized and further information is provided by the Province as to
the scope and scale of some of the changes.

The following are some examples of funding challenges that municipalities in Niagara will face, given the
draft policies:

e The Region has already completed a significant amount of work for a current Municipal
Comprehensive Review, which may require revision if the proposed policies move forward;

o Niagara has 18 watersheds, all of which may require updated Watershed Plans to inform new
master plans for official plans, secondary plans, and water and wastewater planning;

e In assigning density targets, recently completed secondary plans may need to be updated to reflect
the change from 50 persons and jobs per hectare to 80 persons and jobs per hectare;

e Providing for the public service facility infrastructure to meet the needs of the new population
expected without sufficient funding tools to provide those funds;

e Infrastructure that may have been installed to meet the former targets may now have to be been
increased within their lifespan window to meet the new densities and population forecasts;

e Costs and programs to be developed in response to climate change are still in development with
unknown timelines and costs;

e Additional costs associated with new studies such as contributing to the development and
implementation of an agricultural system map is unknown; and

e Updating the Regional Official Plan and local official plans to conform to current policy and consider
the results of the required planning studies and approaches will also be required.

With respect to concerns raised over new requirements, the true costs of bringing Regional and local

official plans and operations into conformity with the new plans remain unknown. Significant funding

tools and sources will, however, be required for municipalities to move forward with plan

implementation.
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Timing and Transition

Implementation of the Provincial Plans must be reasonable, seamless, and logical. The draft Plans have
introduced many new policy approaches and requirements that will require updates to Regional and
local official plans, secondary plans, and zoning by-laws. There are also a number of studies that need to
be undertaken or updated to conform to the proposed Provincial direction. To implement the Plans
without some form of transition will create many challenges for builders, municipalities, residents and
businesses.

It is vital that some form of transition be provided to assist in not only the review of development
applications, but also for infrastructure planning and policy development. It is clear that Official Plans
will not conform to identified Provincial targets initially. To mitigate the amount of cases taken to the
Ontario Municipal Board, a reasonable and achievable transition to meet Provincial targets is necessary.
During an absence of a transition period, municipalities will be required to implement Provincial Plans
without any guidance to undertake the work, undertake necessary studies and approaches without
adequate funding or resources to do so, and confront potential developers without adequate study to
effectively determine where and how to grow.

A transitioned approach is necessary, whether it be phasing in the density requirements over a longer
period of time, or recognizing existing planning studies and work that has already been undertaken.

Climate Change

Climate change adaptation and mitigation is an underlying theme throughout the Plans. This has been
supplemented with the recent release of the Climate Change Action Plan by the Province. The challenge
is understanding what effect those further guidelines expected for the Action Plan may have on the
policies of the draft Plans, and understanding their interrelationship.

Within the respective Plans are many references to the Action Plan, and specific policies to consider
concepts like green infrastructure, net zero communities, low impact development, and greenhouse gas
reductions. A challenge is that the approach, policies and terminology are not consistent between the
Plans. Further, it is understood that some of the density targets are informed by climate change
approaches rather than consideration of complete communities and their distinct circumstances and
needs.

Ensuring a consistent approach, as well as one is flexible enough to allow for recognition of new
technologies and approaches to climate change mitigation and adaptation, is an important way for the
Province and municipalities to enhance their global footprint while ensuring that they remain vibrant
communities that people want to live, work, visit and play in.
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Specific Comments to the Growth Plan

Issue: Achieving 60% intensification within Built-Up Urban Areas
Key Policy: 2.2.2 Built-Up Areas (Growth Plan); 5.2.2 Supplementary Direction (Growth Plan)

Brief Description:

Draft policy would now require that upper-tier municipalities ensure that through their next municipal
comprehensive review that a minimum target of 60 percent of all residential development within the
overall municipality be within the built-up areas annually (Policy 2.2.2.3). The current Growth Plan
identified this minimum target at 40 percent intensification annually.

While in the past the Region has been able to achieve, and even slightly exceed, this target, this is a
reflection of how the Built—-Up Area boundaries were drawn that included what should have been
considered greenfield lands. As the existing pockets of undeveloped or under developed lands in the
built-up areas are extinguished, achieving this rate of intensification will become more difficult on an
annual basis.

Proposed Solutions & Recommendations:

e Development of a process to update the built boundary, as envisioned in Policy 5.2.2.1(a). The
Region requests involvement to help shape the refined boundaries;

e Create a reasonable transition period to consider the planning and infrastructure that have already
been planned for and installed to achieve previous Growth Plan targets. The proposed 60 percent
intensification target will result in recently constructed infrastructure being undersized for new
density requirements;

e Provision, in the very near future, of guidelines and best practices for municipalities to help them
achieve this intensification target. For example, brownfields strategy, transit strategies in a two-tier
municipal system, and guidelines for achieving higher density in traditionally low-rise areas,
intensifying lands within the Urban designation of the Niagara Escarpment Plan area; and for
developing higher density greenfield development that can be intensified over time;

e Provision of funding tools and incentives to assist municipalities with achieving greater densities,
clean brownfields, undertake studies, and update infrastructure;

e C(larification on sunset clauses of planning decisions that might limit future intensification and
redevelopment;

o Development of tools such as training for assisting with “Not in my backyard” (NIMBYism) mentality.
This includes when Councillors are faced with anti-development pressure from constituents despite
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all best efforts to create effective development that would achieve the Plans goals and benefit the
community;

e Limitations for appeal of applications / plans that meet the Plan and community goals; and,

e Consideration of averaging the annual intensification results over a five-year period to better
understand the success of existing policy and recognize that many redevelopment projects require a
great deal of negotiation, land assembly, site remediation, study and accommodation of the
surrounding uses to develop effectively.

Rationale:

Opportunities to gain greater densities in pockets of existing built-up areas can be enhanced through
identifying areas of strategic growth. However, there are challenges that exist with redeveloping lands
that must be recognized such as land assembly, negotiation, site remediation, etc. It is not clear
whether the proposed policy envisions the added efforts to reach development implementation on infill
sites, which could potentially add years to the development process.

Based on the requirements of the previous Growth Plan, municipalities have made investments in
infrastructure and public service infrastructure to meet that expected level of growth. Without any
consideration of transition, challenges may occur during instances where relatively new infrastructure is
undersized to accommodate the future intensification. Municipalities’ ability to undertake this
significant study and investment to update these facilities is limited without some consideration of
transition accommodations and funding mechanisms to achieve these greater densities over time.

Niagara has a number of settlement areas that are in or in close proximity to the Niagara Escarpment
Plan area. The goals of that Plan are to protect and maintain the view sheds of the escarpment feature;
yet intensifying a developed area often means that development will rise in height. The Province must
consider these two potentially conflicting goals. Providing municipalities with the required view shed
lines, similar to what the National Capital Commission provides the City of Ottawa, would offer
communities opportunities to ensure that effective urban design techniques can be employed to gain
additional density while protecting some key views of the escarpment feature.

The proposed Growth Plan now requires a number of studies that are either new, or have not been
previously completed within Niagara. It is difficult to determine the need for, as well as the effect that
the studies will have on the Region’s ability to intensify existing built-up areas. Furthermore, delays
could result from the studies having to be complete prior to conducting any detailed secondary planning
work to realize greater intensification and redevelopment.
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Issue: Challenges in Achieving the Greenfields Density Requirement
Key Policy: 2.2.7 Designated Greenfield Areas (Growth Plan); 5.2.8 Other Implementation (Growth Plan)

Brief Description:

The draft policy would now require upper-tier municipalities to achieve a minimum density target of 80
residents and jobs per hectare by 2041 (Policy 2.2.7.2) calculated over the entire Niagara area. Policy
2.2.7.3 offers a few limited areas that would not be included when calculating this density figure. In the
current Growth Plan, this target has been identified as 50 jobs and people per hectare.

Proposed Solutions & Recommendations:

e C(Create greenfield densities that reflect the existing built form to ensure that the periphery of
communities are not more intensive than the downtowns and strategic growth areas. This ensures
that our communities are planned in consideration of the context, not just to achieve a number;

e Extend the time period by which upper- or single-tier municipalities should conform to the target of
80 people and jobs per hectare to allow growth to phase-in over a longer time horizon (e.g. 50 in
2031, 60 in 2041, etc.);

e Amend Policy 2.2.4.7 of the Growth Plan by removing the limitation, ‘and does not have an Urban
Growth Centre’. This change will permit municipalities, such as Niagara, to request an alternative
density that considers the unique geographical landscape and population distribution;

e Encourage municipalities to plan for higher densities in key strategic growth areas. These areas
should be well served by frequent and higher order transit and may not be in DGAs;

e Consider requiring the new density for DGAs only on lands that are yet to be planned or developed.
This would avoid forcing new development to be constructed at a density greater than 80 people
and jobs, to accommodate the shortfall of the existing 50 people and jobs; and,

e Expand the list of features to be excluded from the greenfield density calculation to ensure that the
lands reflect an extension of the complete communities concept, as defined in Policy 2.2.1.3 (e.g.
public service facilities, parks / trails and recreation facilities, regional / municipal roads / right of
ways and transit facilities, and consideration for urban agriculture).
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Rationale:

Achieving a blanket density for greenfields in all upper and single tier municipalities across the GGH is
not practical given the different servicing levels and existing pattern of development in existing built-up
areas. While this level of density might be appropriate in areas of the GTA where significant Provincial
and Federal investment in infrastructure and higher order transit has been provided for many years,
there are only a few areas in Niagara that approximate this level of density (see Figure 1 below).

Figure 1: Areas in Niagara currently achieving 80 people and jobs per hectare.
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As Niagara plans for additional growth and GO train service, there may be key areas for strategic growth
that would be capable of receiving this level of density, but they would likely be located within existing
built-up areas, not on the periphery of our communities. Additionally, having this significant level of
density adjacent to agricultural areas will intensify conflicts with agricultural, especially with regard to
NIMBY issues (e.g. spraying, noise from bird bangers, dust).

Niagara attracts people from across the world to visit attractions such as Niagara Falls, historic
downtowns, and wineries. The policies must consider the stages of development and roles the various
communities have in the context of the GGH before considering one universal policy. Addressing this
could be undertaken with the suggested change to Policy 2.2.7.4 to allow for municipalities to request a
lower alternative density as part of their Municipal Comprehensive Review (MCR). The creation of a new
greenfield boundary line, or a requirement that only new development meet the 80 people and jobs
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requirements over time that does not include those lands already built is a more fair and balanced
approach.

In order to meet current density targets outlined in the Growth Plan, municipalities have planned lands,
public service facilities and infrastructure to meet the required rate of growth. A more timely
progression of density requirements is suggested to advance the density by 10% over each decade
following 2031 in order to achieve both objectives of higher density and efficiency of resources where it
will not create undue burden and financial hardship for municipalities to update infrastructure and
services immediately.
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Issue: Employment
Key Policy: 2.2.5 Employment (Growth Plan)

Brief Description:

The Province has recognized a need to calculate the density of a community based on the number of
people and jobs across a hectare. The policies, however, are more traditional and outline restrictions on
conversions of lands (Policy 2.2.5.7 and 2.2.5.8), prohibition of certain uses in employment areas (Policy
2.2.5.5 and 2.2.5.6), direct major office and institutional uses to growth centres (Policy 2.2.5.9), and
advocate for a reduction in surface parking in favour of greater transit support (Policy 2.2.5.11). Further
clarity is required in the policies, supporting guidelines, funding structures and strategies for economic
growth to identify the employment niches communities have across the GGH.

Proposed Solutions & Recommendations:

e Building on the recognition of the need to align land use planning and economic development in
Policy 2.2.5.1(c), the Province needs to develop a Provincial Economic Development Strategy for the
GGH that would identify the types of employment across the area, and consider future trends and
possibilities for each of the upper and single-tiers;

o Development of best-practice guidelines for upper and single tiers to further refine and develop the
Provincial Economic Development Strategy to assist in planning for the right types of employment
lands to be planned for in the places best suited to this type of development. This would help
implement Policy 2.2.5.2 to identify appropriate lands to accommodate the forecasted growth,
clarify the needs to maintain sufficient land for employment in Policy 2.2.5.7(c), and provide advice
to consider how to transform existing office parks in Policy 2.2.5.10;

e Recognizing all types of employment and sectors, including those that are outside of settlement
areas such as agriculture. This recognition should consider the size and scope of employment use
that would best fit the character of the area and long-term goals of the Plan. For example, Niagara’s
largest employment sectors include education (post-secondary as well as elementary / secondary),
health (hospitals, doctors and wellness), government (municipal, regional, provincial / federal offices
and agencies), tourism (hotels / entertainment), gaming (casinos), and agriculture (farmers /
researchers / sales / processing);

o Refining either the Gateway Economic Zone and Centre definition or the mapping on Schedules 2, 5,
and 6 to provide clarity that the intended employment uses are permitted within settlement areas
as defined or extending along the length of the QEW as currently mapped;

e C(Clarifying the types of employment areas and uses that may need residential land uses prohibited,

such as in Policy 2.2.5.6(b), and those that should be integrated with adjacent non-employment
areas such as in Policy 2.2.5.6(c);
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e Updating the ‘D’ Series guidelines from the MOE to ensure that the separation distances suggested
reflect new technologies and mitigation techniques to ensure opportunities for greater density and
mix of land uses;

e C(Clarifying the methodology for employment land needs, as identified in Policy 2.2.5.7(c). This would
include methodology for budgeting and conversion that could be used in a two-tiered municipal
system. This will assist with determining the allocation of forecasted employment growth through a
Municipal Comprehensive Review (MCR);

e Researching the best practices for existing office parks to transform over time, with the ability to
include a mix of uses where appropriate, instead of being limited to only an intensification of
employment uses (Policy 2.2.5.10);

e Ensuring the funding formulas for the introduction of new Provincial Ministry office and institutional
developments include contemplation for parking structure(s) and/or connections to transit, to
comply with Policies 2.2.5.9 and 2.2.5.11. Requiring extensive parking facilities is not justification for
essential community uses to be located on the periphery of communities; and,

o Allowing upper- and single-tier municipalities the opportunity to consider future employment areas
past 2041 as part of their MCR process that might offer strategic extensions of servicing and create
new prime employment areas.

Rationale:

For example, Niagara has many competitive advantages with regard to our microclimate, natural and
cultural heritage features, proximity to the United States border, and shipping potential. Microclimate
factors have provided Niagara with a healthy and robust agricultural sector that employs many through
the agri-food value chain. The proximity to the United States border provides for industries that deal
directly with trade and allow for a healthy flow of tourists to take advantage of one of the natural
wonders of the world and other tourism experiences. The presence of the Welland Canal provides
excellent opportunities for shipping and trade related to the Great Lakes and beyond.

The Province has taken some key steps to recognize that communities have become more integrated,
such as having density requirements for the number of both people and jobs per hectare. They have
also recognized that prime employment uses are land intensive and, through their exclusion in the
calculations, harmful to achieving overall density objectives. The challenge is that there is little
guidance, support or clarification about the need for separate employment lands for each community.
This includes the types of uses that need separation, transformation strategies for existing employment
areas, and types of uses might be best integrated into the complete community fabric. Further, as the
employment section discusses the activity in settlement areas only, it does not fully recognize the
employment created through the agricultural industry.
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As a key generator of employment uses in communities, the review of these policies provides an
excellent opportunity for the Province to consider its own land intensive requirements and funding
formulas for facilities, such as hospitals, schools, transit stations, colleges / universities, and provincial
service delivery offices. Funding provision for all aspects of a facility (e.g. parking, building, community
areas, and ancillary uses), and future uses of the property as a potential community hub needs to be
considered to enhance the creation of a complete community.
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Challenges of Settlement Area Boundary Expansion Policies: Strategic &
Logical Growth

Key Policy: 2.2.8 Settlement Area Boundary Expansions (Growth Plan); 3.1.2 Specialty Crop Area Policies
(Greenbelt Plan); 1.7.3 (Urban Area) Boundaries (Niagara Escarpment Plan)

Brief Description:

The draft policy lays out the conditions for the consideration of a settlement area boundary expansion
through an upper-tier municipal comprehensive review process. To consider an expansion, the
municipality must ensure that the density requirements are met, and the availability of land for
development will not exceed 2041 requirements (Policy 2.2.8.1). Where a need for an expansion has
been determined, Policy 2.2.8.2 lays out the criteria to consider feasible locations for an expansion.
Included within these policies is an indication that:

e Expansions will not happen on Specialty Crop Areas (Policy 2.2.8.2(h)(i));

e Impacts on the agricultural operations or support network would be avoided or mitigated (Policy
2.2.8.2(j));

e Expansions would meet applicable requirements of the Greenbelt and Niagara Escarpment Plans
(Policy 2.2.8.2.()); and,

o There is a prohibition on expansion into the Natural Heritage System identified in the Greenbelt Plan
(Policy 2.2.8.2(m)(iv)).

Further, Policy 2.2.8.3(a)(ii) of the Growth Plan indicates that the expansion would be entirely identified
as greenfield area.

In the Niagara context, the draft policies pose several implementation challenges, such as:

e Failure to recognize previously fully developed urban uses that have been serviced on the periphery
of the settlement areas;

e Failure to recognize the possibility that these urban and serviced areas should be able to be
considered to add to the Settlement boundaries and be part of the built-up area that could be
intensified in the future;

e Inaccurate presumption that all mapping of the Natural Heritage Areas and Agricultural Areas is
correct and accurate, including the Specialty Crop Area which was previously been identified
through soil mapping, but not considered for the existing development that may preclude
agricultural uses (e.g. a small subdivision of homes); and,
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e lack of coordination between the Greenbelt, Growth, and Niagara Escarpment Plans to recognize
the MCR process creates challenges to fulsome implementation.

Proposed Solutions & Recommendations:

e Regarding Policy 2.2.8 settlement area boundary expansions, the Region requests a phasing
approach to deal with our excess lands. We request that the Region only need to identify excess
lands on our Regional Official Plan schedules and indicate through policy that these lands are “Post
2041” and development is prohibited to the horizon of the plan. We ask that a policy be introduced
stating that if there is no requirement for those lands identified as excess lands upon the completion
of the next MCR, then those lands will be considered for de-designation. We respectfully request
that policy 2.2.8.3 (b) be revised at allow for the Region to identify urban expansion areas and not
be required to de-designate lands, but alternatively identify additional excess lands (i.e. “Post
2041").

e Include a policy that outlines the conditions and criteria upon which an upper-tier municipality may
incorporate previously fully developed properties to the settlement area boundary through the MCR
process (see Figure 2 below). This will ensure that anomalies and minor rounding out of Urban Area
boundaries can be made;

e Align and recognize the MCR process in all Provincial Plans. This recognition should consider how an
expanded settlement area boundary determined through a MCR process would effect a change in
the schedules of the Plans and shape guidance materials provided by the Province;

e Ensure that the mapping of the Natural Heritage System is accurate and ground-truthed at a scale
that is appropriate for development review;

e Establish a LEAR-styled mechanism of determining the soil and land uses within the Specialty Crop
Areas of Niagara that would accurately identify agriculturally-related uses and potential; and,

e Develop a process to update Provincial mapping of the Natural Heritage and Agricultural System and
Network to ensure that Provincial mapping remains current and reflects the most recent
environmental studies.

Rationale:

The MCR process is intended to implement the policies of the Growth Plan into the official plan of an
upper or single tier. To do this effectively, all Growth Plan policies must be reviewed when considering
any potential settlement area boundary expansions. This enables a municipality to be responsible for
making minor, logical, and effective adjustments to the boundaries and infrastructure, while
simultaneously considering the protection of natural and irreplaceable resources. It also requires that
any consideration of expansion be predicated on analysis, need and potential.
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With any Provincial policy, there will be exceptions that do not fit the general rule. In Niagara, due to
the location of some of our settlement areas within lands considered Specialty Crop Area, there has long
been an effort to refrain from expansion that would limit potential agricultural use. There are, however,
a number of examples of lands that are on the periphery of our settlement areas that have previously
been fully developed in an urban manner and that have been serviced. A MCR is the ideal time to
consider if these lands should be included into the settlement area boundary and could recognized as
being part of the built-up boundary.

The challenge is that many of these previously developed lands are designated as non-urban through
the Growth, Greenbelt and Niagara Escarpment Plans. For example, a fire station on the edge of Virgil in
Niagara on the Lake is designated as Specialty Crop Area. This designation and land use call into
guestion the accuracy of the mapping and does not mirror the intent of the Growth or Greenbelt Plans
to utilize Specialty Crop lands for agriculture.

Figure 2: A fire station located within lands designated as Specialty Crop Area (Virgil, Niagara on the Lake).
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Although the Province has indicated through the draft Plans that the Agricultural System and Network
will be mapped. There needs to be a process in place that will consider not just the soil capacity at a

high level, but also the use of the land to ensure that what is being protected is defendable, uses the
most accurate mapping and analysis currently available, and allows for logical and effective future
implementation of the policies.

Within the Niagara Escarpment Plan area there are lands that may not be officially designated urban,
but are serviced and used for that purpose. An example is a seniors care home in the southern part of
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Beamsville in Lincoln that has been in existenc