
 
The Corporation of the City of St. Catharines 

CITY COUNCIL AGENDA 

Regular, Monday, September 27, 2021   

Council Chambers and Electronic Participation, 6:00 PM 

  

This Meeting of Council will be held in person at Council Chambers and electronically 
for the Members of Council. Due to capacity limits due to the COVID-19 pandemic the 

public can only participate electronically. 

  

 This Meeting may be viewed online at www.stcatharines.ca/youtube 

  

Public Comments: The public may submit comments regarding agenda matters to the 
Office of the City Clerk by contacting clerks@stcatharines.ca by Monday, September 
27, 2021 before Noon. Comments submitted will be considered as public information 

and entered into public record. 

  

Electronic Delegations: Those wishing to speak to an item on the agenda must 
complete the City’s Electronic Delegation Form by Monday, September 27, 2021 

before 9:00 a.m. and attend a test session with City staff on Monday, September 27, 
2021 at 10:00 a.m. 

  

His Worship Mayor Walter Sendzik takes the Chair and opens the meeting with a 
Land Acknowledgement 
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 1. Mayor's Report  
  
 2. Adoption of the Agenda 

  
 3. Adoption of the Minutes 

 
  3.1 Regular Council, Minutes of September 13, 2021  

[Addenda] 
 
 4. Declarations of Interest 

  
 5. Motion to Move Consent Reports 

Consent Reports are approved in one motion which approves all of the 
recommendations contained in each report. Prior to this motion, a councillor 
may request that one or more of the reports listed under Item 6 be moved to 
the list of Discussion Reports. 
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 6. Consent Reports 
 
4 - 14  6.1 Office of the Chief Administrative Officer 

COVID-19 Update - September 27, 2021  
[Addenda]  

15 - 109  6.2 Legal and Clerks Services, Office of the City Clerk 

Council Correspondence   
 7. Public Meetings 

  
 8. Presentations 

  
 9. Discussion Reports 

 
110 - 115  9.1 Community, Recreation and Culture Services, Business Planning and 

Strategic Services  

Centennial Gardens Re-Naming   
116 - 129  9.2 Planning and Building Services, Planning Services 

2020 Community Improvement Plan (2020CIP): Evaluation of New 
Application for 57A, 61 & 63 Lakeport Road   

 10. Motions 
  
 11. Call for Notices of Motion 

  
 12. Report Requests 

  
 13. Committee and Task Force Minutes 

 
  13.1 Minutes to Receive: 

• Anti-Racism Advisory Committee, meeting of August 17, 2021 
(Draft) 

• Arts and Culture Advisory Committee, meeting of June 30, 2021 

• Equity and Inclusion Advisory Committee, meeting of September 
14, 2021 (Draft) 

• Fallen Firefighters Memorial Task Force, meeting of April 13, 2021 

• Heritage Permit Advisory Committee, meeting of June 24, 2021 
(Draft) 

• Public Art Advisory Committee, meeting of August 5, 2021  
[Addenda] 

 
 14. Closed Session 

Council will meet in Closed Session for the following purpose(s): 
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  14.1 Office of the Chief Administrative Officer 

Property Matter – Acquisition and Disposal (Closed Session report 
pursuant to By-law 2021-124, Section H3.1(c), a Proposed or Pending 
Acquisition and Disposition of Land by the Municipality or Local Board), 
320 Geneva Street, Realty File No. 20.056 

(Item removed from the agenda)  
[Addenda] 

 
 15. Motion Arising from Closed Session 

  
 16. By-laws 

 
130  16.1 Reading of By-laws  

[Addenda] 
 
 17. Adjournment 
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Corporate Report 
City Council 

Report from: Office of the Chief Administrative Officer 

Report Date: September 23, 2021 

Meeting Date: September 27, 2021 

Report Number: CAO-150-2021 

File: 10.4.19 

Subject: COVID-19 Update – September 27, 2021 

Strategic Pillar: This report aligns with the following St. Catharines Strategic Plan 

pillars: economic, social, environmental and cultural. 

Recommendation 
That Council receive the information contained in this report and endorse the application 
of the Public Access COVID-19 Vaccine Policy; and 

That this policy be applied across all City facilities to ensure staff and residents in our 
community are safe. 

Summary 
The purpose of this report is to provide Council with ongoing updates on the City’s 
Municipal Emergency Control Group’s (MECG) planning activities to address the rapidly 
evolving global COVID-19 pandemic from a strategic and proactive approach. 

For the latest information on resurgence and recovery, visit http://www.EngageSTC.ca and 

the City’s social media platforms. For more information on City services and facilities, or 
to report a concern relating to COVID-19, visit www.stcatharines.ca/COVID19 

Relationship to Strategic Plan 
City staff is responding to the COVID-19 pandemic as it has affected the economic, 
social, environmental and cultural sustainability of the city. City staff have prioritized 
their objectives to heavily focus on recovery efforts of COVID-19 to mitigate the impact 
on the community and support the sustainably pillars through new and innovative ways. 
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Background 
On March 12, 2020, the City of St. Catharines partially activated its Emergency 
Operations Centre (EOC), to support the work of the Municipal Emergency Control Group 
(MECG) in their response to COVID-19 pandemic and the provision of essential services. 

Details regarding the MECG’s preparedness, response, recovery and future planning can 
be found in this report. 

Report 
The COVID-19 pandemic continues to pose a serious threat to the community as well 
as the City’s ability to provide all levels of service in the same manner as they were 
previously delivered. 

The MECG continues to respond to the pandemic proactively and has been diligently 
planning for potential future developments. The MECG continues to be dedicated to the 
safety of staff and the community, while ensuring essential services continue to be 
delivered without interruption and focusing on recovery and resurgence. 

MECG’s planning and decisions are guided by their four key objectives: 
1. To focus on recovery while continuing to provide essential services; 
2. To ensure the health, safety and security of the public and staff during the 

pandemic and through the recovery process; 
3. To continue to be able to support Niagara Health, Public Health, Niagara Region 

and our other partners; and 
4. To ensure the organization remains in a financially stable condition during this 

pandemic. 

Provincial Vaccine Mandate 
Beginning on September 22, 2021, the Province of Ontario, in consultation with the 
Chief Medical Officer of Ontario, will require people to be fully vaccinated and provide 
proof of their vaccination status to access certain businesses and settings. 

This approach focuses on higher-risk indoor public settings where face coverings 
cannot always be worn and includes: 

• Restaurants and bars (excluding outdoor patios, as well as delivery and takeout); 
• Nightclubs (including outdoor areas of the establishment); 
• Meeting and event spaces, such as banquet halls and conference/convention centres; 
• Facilities used for sports and fitness activities and personal fitness training, such 

as gyms, fitness and recreational facilities with the exception of youth 
recreational sport; 

• Sporting events; 
• Casinos, bingo halls and gaming establishments; 
• Concerts, music festivals, theatres and cinemas; 
• Strip clubs, bathhouses and sex clubs; 
• Racing venues (e.g., horse racing). 

Report Page 2 of 5 
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These mandatory requirements would not apply to outdoor settings where the risk of 
transmission is lower, including patios, with the exception of outdoor nightclub spaces 
given the risk associated with the setting. In addition, these requirements will not apply 
to settings where people receive medical care, food from grocery stores, medical 
supplies and the like. Aligned with public health measures currently in place, indoor 
masking policies will continue to remain in place. 

Policy Development 
In response to the Provincial direction on vaccine mandates, staff have drafted a Public 
Access COVID-19 Vaccine Policy (Appendix 1) to guide staff and the public through the 
details of the Provincial vaccine mandate given the implication for staff and guests at 
certain City facilities. 

This policy will ensure that the City of St. Catharines will be in compliance with the 
Schedule 1 to Ontario Regulation 364/20 Rules For Areas At Step 3 and At The 
ROADMAP EXIT STEP that implemented proof of vaccine requirements for program 
participants, visitors and spectators entering indoor facilities, aged 12 and older with 
some exceptions outlined below effective September 22, 2021. 

The purpose of the policy – in addition to supporting the Province’s efforts in curbing the 
fourth wave of the COVID-19 pandemic and ensuring compliance – is to maintain public 
access at City facilities and enable residents the opportunity to participate in community 
programming and services in person. 

This policy will encourage a consistent approach to COVID-19 vaccine requirements and 
identification requirements when accessing all City facilities, programs and services. 

This policy applies to all City of St. Catharines facilities and its visitors, and staff are 
responsible for the compliance and administration of this policy. Applying the policy to 
all facilities exceeds the expectations set by the Provincial mandate. This approach is 
necessary to ensure the health and safety of staff and visitors remains a priority at all 
City facilities. 

Specifically, this policy ensures that there are guidelines for: 

• Which facilities require proof of vaccination 

• What document(s) qualify as proof of vaccination 

• Who can verify proof of vaccination 

• Who is exempt from providing proof of vaccination 

• How to manage non-compliance of this policy 

This policy does not outline any specific administrative procedures that will be used to 
administer this policy. 

This policy will continue to be updated based on direction from the Province of Ontario 
and the Chief Medical Officer of Ontario. 
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Facility Impact 
Due to the number of City facilities that would be impacted by the Provincial vaccine 
mandate, staff have elected to apply the Public Access COVID-19 Policy across all 
facilities. This means that proof of vaccine will be required at all City facilities as of 
September 22, 2021. 

This strategy is consistent with all other municipalities in the Niagara Region, which 
should minimize confusion of frustration from residents or user groups who wish to use 
similar facilities in more than one municipality. 

A shortage of staff available to provide screening services means facilities will be 
staffed differently based on their use / traffic patterns: 

• Limited / low traffic facilities will manage screening and collection of information 
through staffed facility monitors. 

• Arenas and pools, which generally see a higher volume of participants and visitors, 
will leverage external resources to assist with screening, including staff from: 

o Security Companies 
o Meridian Centre 
o Temporary Staffing Agencies 
o City Management 
o Volunteers 

This staffing will be in addition to typical staffing levels, meaning these measures will 
remain in place until the Province launches a smartphone application to expedite the 
screening process. 

Vaccine Rollout Update 
Niagara Region Public Health (NRPH) and its partners at Niagara Health, pharmacies, 
and Local Health Care Providers continue to rollout vaccinations throughout the region. 
As of September 21, 2021, over 74% of Niagara residents have been vaccinated with 
the first dose and 69% of residents have been fully vaccinated. Vaccine clinics continue 
to be operational, and vaccine pop-up clinics continue to be made available to the public 
across the Region to support walk-ins and the overall vaccine rollout. 

Financial Implications 
Additional staffing at the City’s facilities to ensure proper enforcement of the provincial 
vaccine mandate will add incremental operational costs to the City’s budget. 

It is estimated that the cost per week to add the appropriate amount of staff and security 
guards at all City facilities utilizing both internal and external resources will be 
approximately $20,000. As the Province has not indicated how long the vaccine 
mandate will remain in place, it is difficult to project how long this additional operational 
cost will be necessary. 
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Additional expenses for signage at specific facilities will be required. It is expected that 
these expenses, in total, will be approximately $10,000. 

It should be noted that these additional costs were not forecasted for, and as a result 
the total COVID-19 financial impact on the City is estimated to exceed the total 
provincial COVID-19 recovery funding received by the end of 2021. 

Environmental Sustainability Implications 
There are no environmental implications associated with this report. 

Conclusion 
The COVID-19 pandemic continues to evolve and is still a threat to the community. The 
MECG will continue to implement proactive responses and plan for potential developments 
with the safety and well-being of the community and staff at the forefront. 

The MECG will continue to focus on resurgence and recovery for the City of St. Catharines 
while remaining committed to MECG’s four objectives. 

For the latest information on resurgence and recovery, visit http://www.EngageSTC.ca and 

the City’s social media platforms. For more information on City services and facilities, or 
to report a concern relating to COVID-19, visit www.stcatharines.ca/COVID19. 

Prepared and Submitted by 
The City of St. Catharines Municipal Emergency Control Group (MECG) 

Approved by 
David Oakes, Chief Administrative Officer 

Appendices 
1. Public Access COVID-19 Vaccine Policy 
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Subject: Public Access COVID-19 Vaccination Policy 

Prepared By: Office of the Chief Administrative Officer 

Approved By: Chief Administrative Officer 

Issue Date: September 22, 2021 

Review Date: March 28, 2022 

1

Introduction 
The health and safety of visitors to City of St. Catharines facilities is a priority. The City 
operates arenas, recreations centres and public indoor spaces that welcome thousands 
of community members and City visitors to gather, spectate and participate in program 
and services. Many of these individuals are children and youth, seniors and vulnerable 
populations. As such, it is important to take measures to protect the health and safety of 
these visitors from the hazard of COVID-19 and vaccination is a key element in the 
protection of visitors against the hazard of COVID-19 and enhance community 
resiliency. 

This Policy is designed to protect the public and City staff from COVID-19 so that City 
operated facilities can remain open to the public, so individuals and families can 
continue to safely enjoy the in- person community programs and services that are 
offered out of the City operated facilities. 

Full vaccination has proven to be effective in reducing the transmission of COVID-19 
and protecting vaccinated individuals from severe consequences of COVID-19 and 
variants including the Delta variant currently circulating in Ontario. 

Given the continuing spread of COVID-19, including the Delta variant, within Ontario, 
the compelling data demonstrating a higher incidence of COVID-19 among the 
unvaccinated population and the increasing levels of contact between individuals as 
businesses, services, and activities that have reopened, it is important for all individuals 
that are eligible for the vaccine to be fully vaccinated in order to protect themselves 
against serious illness from COVID-19, as well as,  provide indirect protection to fellow 
community members. 
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This policy will also ensure that the City of St. Catharines is in compliance with 
provincial policies and regulations as set out in Schedule 1 of Ontario Regulation 364/20 
Rules For Areas At Step 3 and At The ROADMAP EXIT STEP that implemented proof 
of vaccine requirements for program participants, visitors and spectators entering indoor 
facilities, aged 12 and older with some exceptions effective September 22, 2021. 

To this end visitors are required be vaccinated against COVID-19 and provide proof of 
identity and proof of vaccination before entering a City operated facility. 

Purpose 
This policy has several purposes: 
o To help reduce the spread of COVID-19 and protect members of the community 

against the risk of transmission. 
o To maintain public access to City operated facilities to enable individuals and 

families the opportunity to participate and spectate in community programing and 
access services in person. 

o This policy is an important step designed support public health measures and 
maximize COVID- 19 vaccination rates among community members. 

o To protect the health and safety of individuals and families who visit City facilities 
and compliment other current health and safety measures including daily health 
screening, mandatory face coverings, physical distancing, hand hygiene and 
enhanced cleaning. 

Lastly, this policy will encourage a consistent approach to COVID-19 proof of vaccine 
and identification requirements across all City facilities, programs and services. 

Scope 
This policy applies to visitors of the following City of St. Catharines operated facilities: 
o St. Catharines City Hall 
o City arenas (Seymour-Hannah Sports and Entertainment Centre, Garden City 

Complex, Bill Burgoyne Arena, Merritton Arena) 
o St. Catharines Kiwanis Aquatics Centre 
o St. Catharines Museum and Welland Canals Centre 
o City Community Centres (Port Weller Community Centre, Russell Avenue 

Community Centre) 
o City Older Adult Centres (Dunlop Drive OAC, West St. Catharines OAC, Port 

Dalhousie OAC) 
o Morningstar Mill 
o Lakeside Park Carousel 
o Victoria Lawn Cemetery offices 

For the purpose of this policy only, reference hereafter to ‘visitors” shall be read to 
include any and all individuals, players, spectators, volunteers, coaches, staff, as well 
as council and committee members, entering City facilities. 
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The City reserves the right to amend the scope of this policy as needed, with minimal 
notice, to meet changing provincial or federal requirements. 

City of St. Catharines employees are responsible for the compliance and administration 
of this policy across all City operated facilities and programs. 

This policy does not include the specific procedures that will be developed to administer 
this policy. 

Proof of Vaccination 
This policy requires that visitors provide the required proof of identification and full 
vaccination at the point of entering any indoor City operated facility before being 
permitted access. 

The following exemptions apply to the rule above: 
o Those 11 and under until such time they are eligible for a vaccine in accordance with 

Provincial regulations. 
o Organized sports, martial arts and swimming participants aged 17 and under. 
o Spectators aged 11 and under and their caregivers until such time a vaccine is 

available for those 11 and under and the province removes them from the exception 
to this regulation. 

o Individuals aged 17 and under accessing indoor areas for sports and recreation 
fitness activities. 

o Individuals who cannot receive the vaccine due to medical exemptions and provide a 
note from a doctor or registered nurse prior to an Ontario digital vaccine certificate. 

o Patrons entering indoor areas for the purpose of accessing medical care or supplies, 
using a washroom, purchasing admission, purchasing a retail item or paying or 
picking up an order or as necessary for the purposes of health and safety. 

o Prior to October 13, 2021, individuals attending a wedding or funeral service in a 
meeting or event space (individuals must however, provide proof of a negative 
COVID -19 antigen test) 

o Workers, volunteers, coaches and officials associated with an organized sport and 
included on the team roaster submitted to the facility operator 

o Public skating participants aged 17 and under. 

Persons who are exempt will still be required to provide personal identification and 
attempts will be made to verify the identity of any person aged 17 and under. 

All persons, including those who are exempt, will still be required to follow COVID-19 
health and safety protocols including but not limited to compliance with established 
facility access controls (e.g. screening), wearing a mask or face covering, maintaining 
appropriate physical distancing and self-monitoring of potential COVID-19 symptoms. 
Visitors who do not provide identification and proof of full vaccination and do not meet 
exception criteria will not be permitted to enter City operated facilities and will be 
otherwise accommodated if requesting essential services. 
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Further details related to exceptions can be found in the Ministry of Health, Proof of 
Vaccination Guidance for Businesses and Organizations under the Reopening Ontario 
Act 

City employees are required to review the proof of identification and vaccination in 
accordance with this policy and administrative procedures. 

Protection of Personal Information 
In accordance with MFIPPA and PHIPA the City will not collect or retain any personal 
information including identification or proof of vaccination. The visitor will be required to 
show both documents each time they enter the facility. 

Proof of Vaccination 
According to the Ministry of Health, Proof of Vaccination Guidance for Businesses and 
Organizations under the Reopening Ontario Act, an individual is considered fully 
vaccinated and permitted to enter outlined spaces if they have received the following: 
o The full series of COVID-19 vaccine authorized by Health Canada or any 

combination of such vaccines, or 
o One or two doses of a COVID-19 vaccine not authorized by Health Canada, followed 

by one dose of a COVID-19 mRNA vaccine authorized by Health Canada or 
o Three doses of COVID-19 vaccine not authorized by Health Canada; and 
o They received their final dose of the COVID-19 vaccine at least 14 days before 

providing the proof of being fully vaccinated. 

Vaccine Certification 
Every Ontarian receiving a first or second COVID-19 vaccine dose is provided with a 
paper and / or electronic receipt at the time of vaccination. The receipt includes key 
information about the vaccine including the individuals name, date of vaccination and 
product name. 

In addition to the receipt, Ontarians can download or print a copy of the COVID-19 
vaccine through the COVID-19 vaccination provincial portal 

The Provincial Vaccine Booking line can also assist with obtaining vaccine verification 
and can be contacted by phone at 1-833-943-3900. 

All of the above are considered valid COVID-19 proof of vaccination documents and 
must be presented with proof of personal identity to City employees at the point of entry 
to City operated facilities prior to admission. 

Personal Identification 
Personal identification must be presented to verify name and date of birth and must 
match the information on the vaccine receipt. Forms of personal identification may 
include: 
o Birth Certificate 
o Citizenship Card 
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o Drivers Licence 
o Government Issued Identification Card 
o Indian Status Card 
o Passport 
o Permanent Resident Card 

Note that photo identification may not required. Attempts will be made to verify the 
identity of individuals aged 17 and under who are unable to present adequate proof of 
identification. 

Expired documents are permitted except for visitors to Canada that present Ontario 
issued documentation. 

The individual is responsible for presenting legitimate identification. If an individual is not 
able to do so they will not be permitted admission to City facilities. 

For more information related to process please refer to the Ministry of Health, Proof of 
Vaccination Guidance for Businesses and Organizations under the Reopening Ontario 
Act 

Continued Compliance with all Health and Safety Precautions 
Unless a legislated or regulatory exemption applies, all visitors are required to continue 
to comply with applicable health and safety measures to reduce the hazard of COVID-
19, including but not limited to compliance with established facility access controls (e.g. 
screening), wearing a mask or face covering, maintaining appropriate physical 
distancing and self-monitoring of potential COVID-19 symptoms. 

Ongoing Monitoring and Assessment of COVID-19 Safety Measures 
The City will continue to closely monitor its COVID-19 risk mitigation strategy and the 
evolving public health information and context to ensure that it continues to optimally 
protect the health and safety of all visitors permitted into City facilities. 

Compliance 
City employees are responsible for ensuring that every visitor permitted into a City 
facility meets the requirements outlined in this policy. 

Visitors are required to ensure information presented to City employees to gain access 
to City facilities demonstrates proof of vaccination or a valid, documented exemption 
and that proof of identification is complete and accurate. 

Any acts of violence or threats to City employees or visitors must be reported 
immediately to the direct supervisor and reported to police by calling 911 if there is 
imminent danger. 

Police and other provincial offences officers including First Nation Constables, special 
constables, and municipal by-law officers have discretion for enforcement of COVID-19 
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regulations. This includes issuing tickets to individuals for set fine amounts or issuing a 
summons, in accordance with the POA. 

Supporting individuals to access Vaccinations 
Any individual eligible to receive the COVID-19 vaccine can receive the vaccine free of 
charge by appointment or walk in at pharmacies, many primary physicians, pop-up 
clinics and mobile GO-VAXX buses. More information about where to receive a COVID-
19 vaccine can be found at https://www.niagararegion.ca/health/covid-19/vaccination. 

For individuals who require transportation to receive their vaccine, the City of St. 
Catharines is proud to offer free transportation to any St. Catharines transit rider that 
provides confirmation of their vaccine appointment or the vaccine receipt for the return 
trip. 

Review 
This policy will be reviewed as provincial regulations are updated and by March, 2022. It 
is the intention of the City of St. Catharines to follow all provincial regulations and health 
and safety protocols through the COVID-19 pandemic. It is expected that this policy will 
be repealed at the end of the pandemic when all provincial and/or regional public health 
measures are lifted. 
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Corporate Report 
City Council 

Report from: Legal and Clerks Services, Office of the City Clerk 

Report Date: September 17, 2021 

Meeting Date: September 27, 2021 

Report Number: LCS-152-2021 

File: 10.12.1 

Subject: Council Correspondence 

Strategic Pillar: 

Recommendation 
That Council receive and file the items listed within the report; and 

That Council receive and file additional correspondence distributed for the meeting held 
September 27, 2021, which is available upon request. 

Report 
The Office of the City Clerk is submitting, for the approval of Council, correspondence 
received during the period of September 3, 2021 to September 16, 2021. 

At the meeting of May 31, 2021, City Council approved a motion regarding “Lyme 
Disease National Awareness Month.” Attached as Sub-Item #2 is resolution from the 
following Ontario municipality endorsing Council’s motion: Township of East Garafraxa. 

Resolutions 
1. City of Thorold – re. Stiffer Penalties for Infractions relating to the Importation, 

Production or Distribution of Fentanyl 

Responses to Motions from St. Catharines City Council 
2. Support for City Council's Motion – re. Lyme Disease National Awareness Month 

(motion passed at Council Meeting of May 31, 2021) 

Correspondence 
3. AMO Watchfile – September 9, 2021 
4. AMO Watchfile – September 16, 2021 
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Correspondence from Niagara Region 
5. Speed Limit Adjustment By-law. 
6. Niagara Official Plan: Land Needs Assessment and Settlement Area Boundary 

Review Update. Report PDS 33-2021 

Memorandums from City Staff 
7. Memorandum from Economic Development and Tourism Services and Community, 

Recreation and Culture Services - re. Support for Musicians and Live Music Venues 

Reports Requested by Council 
8. Outstanding Reports List – updated September 15, 2021 

Prepared by 
Evan McGinty 
Council and Committee Coordinator 

Submitted and Approved by 
Bonnie Nistico-Dunk 
City Clerk 

Report Page 2 of 2 
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Moved By:  Councillor DeRose 
Seconded By:  Councillor Sentance 

THAT Council request that the province and federal government consider imposing 
stiffer penalties for infractions relating to the importation, production or distribution of 
Fentanyl; and 

THAT this motion be forwarded to the provincial and federal governments, AMO, and 
FCM; and 

THAT staff forward this motion to Niagara Area municipalities for their consideration and 
support. 

Result: CARRIED 

Sub-Item 1

AGENDA ITEM #6.2

Legal and Clerks Services, Office of the City Clerk Council Corresponden... Page 17 of 130



TOWNSHIP OF EAST GARAFRAXA 
065371 DUFFERIN COUNTY ROAD 3    UNIT 2 
EAST GARAFRAXA     ON      L9W 7J8 
T: 226-259-9400  TOLL FREE: 877-868-5967  F: 1-226-212-9812 
www.eastgarafraxa.ca  

September 9, 2021 

The Honourable Doug Ford, M.P.P. 
Premier of Ontario  
Legislative Building, Queen's Park   
Toronto, ON M7A 1A1  
Sent via email: premier@ontario.ca 

Dear Premier Ford, 

RE:  Lyme Disease Awareness Month – Resolution of Support     

At a recent Special Electronic Council meeting, the following resolution was passed: 

Moved by Pinkney, Seconded by Stirk 

Be it resolved that Council do hereby support the City of St. Catharines May 31, 2021 
resolution with respect to Lyme Disease National Awareness Month and the request for the 
Ontario government to expand testing to all strains of Lyme Disease and improve the level 
of treatment and care for those diagnosed with the crippling disease;  

And further that a copy of the resolution be forwarded accordingly. CARRIED 

A copy of the City of St. Catharines resolution is enclosed for reference.  

Trusting you find this satisfactory.  

Regards, 

Susan M. Stone, AMCT 
CAO/Clerk-Treasurer 
Corporation of the  
Township of East Garafraxa 

Association of Municipalities of Ontario, amo@amo.on.ca 
Maureen Beatty, Council and Committee Coordinator, City of St. Catharines, mbeatty@stcatharines.ca  
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September 9, 2021 

In This Issue 

- Projection Methodology Guideline feedback.
- Ministry of Transportation updating environmental guide for noise.
- Municipal Cyber Security Forum.
- Accessibility and year-end deadlines.
- M3RC HSP webinar on September 22, 2021.
- Risk Management Symposium October 5 & 6.
- Joint Health and Safety Committee eLearning bundle training.
- Canoe vendor spotlight: Nevco.
- Follow LAS on LinkedIn!
- Book your custom Energy Workshop & Treasure Hunt this fall.
- New High Interest Savings Account (HISA) with National Bank.
- Apply for Community Building Fund - Capital Stream funding.
- Election workers - Elections Canada.
- Careers: Windsor, Waterloo, Ajax and Chatham-Kent.

Provincial Matters 
Projection Methodology Guideline feedback period ending soon. The Province is 
collecting feedback until September 21, 2021 on a proposed approach to support the 
review and update of the Projection Methodology Guideline to reflect the current land 
use planning policy framework in Ontario. 

Until September 26, 2021, MTO is seeking feedback on a proposed update to the 
Environmental Guide for Noise which outlines noise impact assessments related to 
provincial transportation projects. 

Eye on Events 
On October 14, AMO and the Municipal Information Systems Association of Ontario 
are co-hosting our second virtual Municipal Cyber Security Forum. Learn from leading 
cyber experts about the shared responsibility of cyber security and how you can build 
cyber security resiliency across your municipality and organization. $50 plus HST. 
Register today! 

The December 31, 2021 deadline is quickly approaching for the Accessibility for Ontarians 

with Disability Act. Is your municipality compliant? On October 7 at 12.30 pm, join AMO 

and eSolutionsGroup to learn about year-end requirements and what help is available 

Sub-Item 3 
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to meet the deadline.  
 
Join M3RC for a webinar on September 22, 2021 from 12:30 PM to 1:30 PM to 
discuss the proposed producer responsibility regulation for Hazardous and Special 
Products taking effect on October 1.  
 
Learn how you can protect the environment that help manage costs associated with 
municipal risk. Attend the virtual Risk Management Symposium: (em)Powering 
Change - Climate resiliency for a better tomorrow. If you can’t attend live, you will 
receive access to the recordings, so you can watch any session at your own 
convenience. Register here. 
 
4S Consulting Services, AMO’s occupational health and safety service partner, is 
offering JHSC online training at member preferred pricing. Use the code AMO2021 at 

checkout.  
 
LAS 

The Canoe Procurement Group continues to grow! We’re pleased to welcome Nevco 
as a supplier of scoreboards, video displays, stadium sound systems, jumbotrons, 
and more. Modernize your arenas with easy-to-buy state-of-the-art technology! 
Contact Tanner to learn more.  
 
Looking to stay connected with us? LAS posts regularly on LinkedIn, sharing stories 
of interest and keeping you up-to-date on what we’re doing. Follow us using this link 
to stay in touch.  
 
It's September which means back-to-school and time to start learning! Check out our 
new Energy Training course offerings in partnership with Stephen Dixon. Contact 
Christian Tham to book your custom workshop. Limited dates still available! 
 
ONE Investment 
ONE brings another HISA provider onboard: National Bank in the coming weeks. 
Submit your interest and questions today by emailing one@oneinvestment.ca. The 
account is fully liquid with no transactional or monthly fee that provides higher interest 
on deposits than a typical savings account. 
 
Municipal Wire* 

Apply for Capital Stream funding through the Ontario Trillium Foundation to repair, 
renovate or retrofit existing sport and recreation facilities to address community need 
or public health requirements related to COVID-19. Amount awarded: minimum 
$10,000; maximum: $500,000. Next deadline: September 29, 2021. 
 
Election Workers - Elections Canada. Elections Canada becomes the largest 
employer in the country on election day. Make a valuable contribution to democracy - 
apply to work at the federal election, and please share with others! 
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Careers 
Commissioner, Economic Development & Innovation - City of Windsor. The City is 
looking for a driven leader with the passion and desire to have a major impact on the 
future of the City of Windsor. To apply for this position, please submit your application 
and related materials to rrankin@boyden.com and state the title of the position in the 
subject line of your email. 
 
Director, Reconciliation and Equity, Diversity, and Inclusion (EDI) - Region of 
Waterloo. The Director will lead and/or facilitate conversations around matters 
pertaining to reconciliation with Indigenous communities, anti-racism, equity, and 
inclusion. Interested applicants can send their resume to Melissa Sumnauth or Jason 
Murray by e-mailing msumnauth@bipocsearch.com, or can apply through the BIPOC 
Executive Search mobile app. 
 
Digital Communications Officer - Town of Ajax. This position is responsible for content 
management, oversite and day-to-day coordination of the Town’s corporate online 
digital platforms including town website, public engagement platform, mobile reporting 
application and staff intranet. Applications are accepted at www.ajax.ca/careers. 
 
Chief Administrative Officer - Municipality of Chatham-Kent. As the key advisor to 
Council, you have the vision to develop and implement operational plans and ensure 
the coordination of services which align to and support our strategic priorities. To 
explore this opportunity please apply via email by September 29, 2021 or sooner to 
careers@waterhousesearch.ca quoting project CK-CAO. 

 

About AMO 

AMO is a non-profit organization representing almost all of Ontario's 444 municipal 
governments. AMO supports strong and effective municipal government in Ontario 
and promotes the value of municipal government as a vital and essential component 
of Ontario's and Canada's political system. Follow @AMOPolicy on Twitter! 
 

AMO Contacts 
AMO Watch File Tel: 416.971.9856 
Conferences/Events 
Policy and Funding Programs 
LAS Local Authority Services 
MEPCO Municipal Employer Pension Centre of Ontario 
ONE Investment 
Media Inquiries Tel: 416.729.5425 
Municipal Wire, Career/Employment and Council Resolution Distributions  
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September 16, 2021 

In This Issue 

- Municipal Modernization Program open for applications.
- Ministry of Infrastructure announces new broadband procurement process.
- Spaces remain for in demand Human Rights & Indigenous Community training.
- Municipal Cyber Security Forum.
- Accessibility and year-end deadlines.
- Virtual Risk Management Symposium October 5 & 6.
- Energy Reporting deadline extended to October 15.
- Blog: Protect against signature fraud and identity theft.
- Canoe: Goodyear Tire Price Increase coming soon!
- New High Interest Savings Account (HISA) with National Bank.
- Attend Pollution Probe’s September 21 workshop on Enbridge’s DSM plan.
- Careers: City of Waterloo and Municipality of Casselman.

Provincial Matters 
Municipalities can apply for intake three of the Municipal Modernization Program until 
October 19, 2021. Funding will support digital modernization, service integration, 
streamlined development approvals and shared services/alternative delivery models. 
Visit www.Ontario.ca/getfunding for complete details. Webinars to assist with 
applications will be announced shortly. 

Infrastructure Ontario launched a new competitive procurement process to support 
accelerated broadband expansion in the province. For more information on the 
Request for Qualifications (RFQ) and Ontario Connects program, click here. 

Eye on Events 
AMO has developed training to support its members in some of the most sensitive 
and current issues: Human Rights and Equity and Indigenous Community Awareness. 
A few spaces are still available for fall sessions. 

On October 14, AMO and the Municipal Information Systems Association of Ontario 
are co-hosting our second virtual Municipal Cyber Security Forum. Learn from leading 
cyber experts about the shared responsibility of cyber security and how you can build 
cyber security resiliency across your municipality and organization. $50 plus HST. 
Register today! 

Sub-Item 4
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The December 31, 2021 deadline is quickly approaching for the Accessibility for Ontarians 

with Disability Act. Is your municipality compliant? On October 7 at 12.30 pm, join AMO 

and eSolutionsGroup to learn about year-end requirements and what help is available 
to meet the deadline.  
 
The mornings of October 5 & 6 you can learn about the environmental impacts on 
your municipalities and how to reduce the risks. Register to participate live.  If you 
can’t make the date, note that all registrants will have access to the event for 30 days 
after the date.  
 
LAS 

Did you miss the O.Reg. 507/18 annual energy reporting deadline? The Ministry of 
Energy will accept 2019 consumption data up to October 15. Please email 
BPSsupport@ontario.ca if you have any questions about the regulation. 
 
A professional seal is a guarantee of public protection, but engineers and architects 
have seen their seals and/or plans stolen from them, only to be subsequently 
accepted by authorities. Read more about how to protect your municipality against 
identity theft. 
 
Effective October 1, Goodyear Canada will raise tire prices by up to 8% due to 
changes in the market.  Beat the price increase! Contact Tanner to find out how to 
order your tires through the Canoe Procurement Group before it’s too late.  
 
ONE Investment 
ONE brings another HISA provider onboard: National Bank in the coming weeks. 
Submit your interest and questions today by emailing one@oneinvestment.ca. The 
account is fully liquid with no transactional or monthly fee that provides higher interest 
on deposits than a typical savings account. 
 
Municipal Wire* 

Pollution Probe is inviting municipal participants for a second workshop on September 
21st from 1-3pm to discuss Enbridge’s Natural Gas DSM Plan for Ontario. If 
interested, RSVP for the workshop here. 
 
Careers 
Senior Sustainability Officer - City of Waterloo. Reporting within the CAO’s Office, the 
Senior Sustainability Officer will lead corporate and community sustainability plans 
and actions, with a significant focus on climate change action. For more details and to 
apply on-line, please visit: www.waterloo.ca/careers. 
 
Treasurer - Municipality of Casselman. Under the CAO’s authority, the selected 
person is responsible for coordinating the operations of the finance department. 
Application deadline by Wednesday, September 29, 2021, at 3 p.m. 
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Chief Administrative Officer - Municipality of Casselman. The CAO is responsible for 
the overall planning, co-ordination and administration of the Municipality and more. 
Application deadline by Wednesday, September 29, 2021, at 3 p.m. 

 

About AMO 

AMO is a non-profit organization representing almost all of Ontario's 444 municipal 
governments. AMO supports strong and effective municipal government in Ontario 
and promotes the value of municipal government as a vital and essential component 
of Ontario's and Canada's political system. Follow @AMOPolicy on Twitter! 
 
AMO Contacts 
AMO Watch File Tel: 416.971.9856 
Conferences/Events 
Policy and Funding Programs 
LAS Local Authority Services 
MEPCO Municipal Employer Pension Centre of Ontario 
ONE Investment 
Media Inquiries Tel: 416.729.5425 
Municipal Wire, Career/Employment and Council Resolution Distributions  
  

AMO's Partners 

                                                                         
      

*Disclaimer: The Association of Municipalities of Ontario (AMO) is unable to provide any warranty regarding the accuracy or 
completeness of third-party submissions. Distribution of these items does not imply an endorsement of the views, information or services 
mentioned. 
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Administration 
Office of the Regional Clerk 
1815 Sir Isaac Brock Way, PO Box 1042, Thorold, ON  L2V 4T7 
Telephone: 905-685-4225  Toll-free: 1-800-263-7215  Fax: 905-687-4977 
www.niagararegion.ca 

September 2, 2021 
CL 15-2021, August 26, 2021 

By-law No. 2021-64, By-law No. 2021-68 

Ms. Bonnie Nistico-Dunk, City Clerk 
City of St. Catharines 
50 Church Street 
St. Catharines, ON L2R 7C2 

SENT ELECTRONICALLY 

Speed Limit Adjustment By-law 

Regional Council, at its meeting held on August 26, 2021, passed the following By-laws: 

By-law No. 2021-64 being a by-law to amend By-Law 89-2000 To Provide for the 
Regulation of Traffic on Regional Highways (Parking Prohibition Regional Road 69 in 
The Town of Lincoln and The City of St. Catharines). 

By-law No. 2021-68 being a by-law to amend By-Law 89-2000 To Provide for the 
Regulation of Traffic on Regional Highways (Speed Limit Reduction Regional Road 38 
in The City of St. Catharines). 

Copies of the above noted by-laws are attached. 

By copy of this letter, we are forwarding two (2) certified copies of the said by-laws to 
Police Chief B. MacCulloch and one (1) to our Road Safety and Permits Program 
Manager, Petar Vujic. 

Yours truly, 

Ann-Marie Norio 
Regional Clerk 
:cv 
CLK-C 2021-136 

Sub-Item 5
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cc: B. MacCulloch, Police Chief  
 P. Vujic, Road Safety and Permits Program Manager  
 N. Coffer, Executive Assistant to the Commissioner, Public Works  
 N. Price, Legal Services  
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Administration 
Office of the Regional Clerk 
1815 Sir Isaac Brock Way, PO Box 1042, Thorold, ON  L2V 4T7 
Telephone: 905-685-4225  Toll-free: 1-800-263-7215  Fax: 905-687-4977 
www.niagararegion.ca 

September 7, 2021 
 CL 15-2021, August 26, 2021 

PEDC 8-2021, August 11, 2021 
PDS 33-2021, August 11, 2021 

LOCAL AREA MUNICIPALITIES 

SENT ELECTRONICALLY 

Niagara Official Plan: Land Needs Assessment and Settlement Area      
Boundary Review Update 
PDS 33-2021 

Regional Council, at its meeting held on August 26, 2021, passed the following 
recommendation of its Planning & Economic Development Committee: 

That Report PDS 33-2021, dated August 11, 2021, respecting Niagara Official Plan: 
Land Needs Assessment and Settlement Area Boundary Review Update, BE 
RECEIVED and the following recommendations BE APPROVED: 

1. That Council ENDORSE, in principle, the use of the Made-in-Niagara Forecast
and the Revised Land Needs Assessment (Appendix 1 of Report PDS 33-2021),
to advance the Niagara Official Plan, the Water and Wastewater Master Plan, the
Transportation Master Plan, the Development Charge Background Study and By-
law, and other Regional programs; and

2. That Report PDS 33-2021 BE CIRCULATED to local area municipalities, partner
agencies and the Province.

A copy of PDS 33-2021 is enclosed for your reference. 

Yours truly, 

Ann-Marie Norio 
Regional Clerk 
:cv 
CLK-C 2021-146 

Sub-Item 6
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Niagara Official Plan: Land Needs Assessment and Settlement Area                             
Boundary Review Update 

 September 7, 2021 
Page 2 

 
CC: 
  M. Sergi, Commissioner, Planning and Development Services 
  N. Oakes, Executive Assistant to the Commissioner, Planning and 

Development Services 
  G. Bowie, Senior Planner, Planning and Development Services 
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Subject: Niagara Official Plan: Land Needs Assessment and Settlement Area 
Boundary Review Update 
Report to: Planning and Economic Development Committee 
Report date: Wednesday, August 11, 2021 
 

Recommendations 

1.     That Council ENDORSE, in principle, the use of the Made-in-Niagara Forecast and 
the Revised Land Needs Assessment (Appendix 1 of Report PDS 33-2021), to 
advance the Niagara Official Plan, the Water and Wastewater Master Plan, the 
Transportation Master Plan, the Development Charge Background Study and By-
law, and other Regional programs; and 

2.     That Report PDS 33-2021 BE CIRCULATED to local area municipalities, partner 
agencies and the Province. 

Key Facts 

• This report recommends a “Made-in-Niagara” growth forecast to 2051.  The Forecast 
is a land needs assessment (“LNA”) derived from the Provincial Land Needs 
Methodology.  The Region must conform to the Provincial requirements, including 
this Methodology.  
 

• The Made-in-Niagara Forecast provides a 2051 population of 694,000 people and 
272,000 jobs. 
  

• The Made-in-Niagara Forecast is similar to the previously-released forecast from May 
2021, provided in the May Joint Report PDS 17-2021. Population forecasts have 
increased slightly in two municipalities to account for market demand and provide 
additional affordable housing options. Importantly, the updates since May are 
focussed exclusively in built-up areas – not greenfields – meaning that it does not 
result in additional residential land needed through urban boundary expansions.  
 

• The Made-in-Niagara Forecasts and updated LNA result in a Region-wide net 
community area land need of 495 Ha and net employment area land need of 210 Ha. 
The Region-wide intensification rate is 60%, which is 10% greater than the minimum 
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required. Density is 50 people and jobs per Ha for greenfields and larger densities in 
the Region’s Strategic Growth Areas.   
 

• Feedback was carefully considered in making this recommendation. Staff have 
considered other key interests, like the Natural Environment System (“NES”), 
agricultural system, and affordability.    
 

• The Forecasts need to be endorsed in principle at this time. These are used to make 
decisions about changes to urban and rural boundaries (called the Settlement Area 
Boundary Review or “SABR”). They are also used as part of the Niagara 2051 
program to inform the Water/Wastewater Master Servicing Plan and Transportation 
Master Plan. The Region’s infrastructure is paid for through Development Charges 
based on this information.  
 

• Changes to municipal boundaries through the SABR can only occur as part of the 
Region’s new Official Plan (with very limited exceptions). Staff need endorsement of 
the Made-in-Niagara Forecasts to move forward with the SABR. No decisions on 
SABR itself are requested now - that will be reported on further this Fall.  
 

• The Forecasts and updated LNA are sought for endorsement in principle to allow the 
programs noted above to move forward.  Adjustments to the forecasts are likely, prior 
to finalizing, to reflect any recommended employment conversions and other matters.  
This will be provided for consideration at a future Council meeting.  

Financial Considerations 

There are no financial considerations directly related to this report. However, as 
described below, a decision on the Made-in-Niagara Forecast is critical to establishing 
the 2022 Development Change By-law where growth-related costs are recovered.  

This report is prepared as part of the Niagara Official Plan (“NOP”) program. Council 
approved the resources to complete the NOP over a 5 year period as part of the 2017 
Budget Process.  

The growth forecasts identified here will be used in the upcoming revisions to the Water 
and Wastewater Master Servicing Plan (“MSP”), Transportation Master Plan (“TMP”) 
and Development Charges Study (“DCS”).  Those studies identify projects to be built 
based on the growth forecasts.   
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The DCS sets out a calculation of how all or a portion of those costs can be recovered 
through development charges. The Development Charge By-law must be passed in 
advance of current by-law expiry in August 2022. The Made-in-Niagara Forecasts are 
needed at this time for the inputs to the Development Charges work so that program 
can be advanced in time for the August 2022 deadline. 

Analysis 

On May 20, 2021, Regional Council received PDS 17-2021 Niagara Official Plan 
Consolidated Policy Report (the “May Joint Report”). The May Joint Report provided a 
comprehensive update on the NOP process and draft materials for consultation with 
local municipalities, stakeholders and public.  

Staff asked for feedback by July 2, 2021 so it could be considered as part of this report, 
among other things. Feedback has been carefully considered and is described further 
below.  

Two separate reports are advanced at this time. This report (PDS 33-2021) relates to 
the updated Made-in-Niagara forecasts and its relationship to SABR and Niagara 2051.  

A second, related report, is PDS 32-2021, provided at this same August 11, 2021 PEDC 
meeting. That report speaks to the additional work that has occurred relating to other 
Official Plan matters since the May Joint Report. Although these reports are under 
separate cover, they have been prepared comprehensively with continued consideration 
of integrated planning of the new NOP.   

At this time, the Region seeks endorsement in principle of the Made-in-Niagara 
Forecast. This allows the SABR program to move forward, and advancement of the 
Niagara 2051 work, including the Development Charges By-law.   

Adjustments to the forecast and LNA are likely to be proposed prior to finalizing these 
documents.   As described further below, employment conversion requests have not yet 
been considered.  Depending on the outcome of that review, the forecast and LNA may 
be revised for Council consideration.    

Further, the Provincial Land Needs Assessment Methodology contemplates that final 
adjustments may be made, after all other steps are undertaken, to account for specific 
circumstances like vacancy rates, constrained land from infrastructure, lands that may 
not develop because of landowner choice, and other economic or demographic factors.  
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Revised forecasts and LNA will be provided to Council in a future report for 
consideration.      

Growth Forecast Consultation 

A Place to Grow (2020) (“Growth Plan”) establishes a minimum population and 
employment forecasts for upper- and single-tier municipalities in the Greater Golden 
Horseshoe. The Region must plan for these minimum forecasts and assign the forecast 
to local municipalities.    

The Region has done significant forecasting work over several years. Most recently, its 
forecasting work was set out as part of the May Joint Report, PDS 17-2021 Appendix 
3.3 (https://www.niagararegion.ca/official-plan/pdf/pds-17-2021-appendix-3-3.pdf), 
Growth Allocation Update to 2051 (Hemson, 2021). This work aligned regional forecasts 
with the recently-released 2020 Growth Plan (the “May 2021 Forecast”).  

The May 2021 Forecasts distributed the minimum Growth Plan Schedule 3 forecast of 
674,000 people and 272,000 jobs throughout Niagara’s 12 municipalities. Forecasts 
were distributed based on the Preferred Growth Option, established through Niagara 
2041 (Niagara 2041: Preferred Growth Option (Hemson, 2019), with revisions made 
based on the new 2051 planning horizon and emerging development trends. This was 
based on the 2020 Growth Plan and a newly released Provincial LNA Methodology.  

The May 2021 forecasts provided information on housing mix within each municipality 
and areas within them. This work was done to show how the forecasts represent 
market-based housing demand and support affordable housing. 

The May Joint Report also provided specific data on affordability. Appendix 5.2, Niagara 
Region Housing Affordability and Growth Plan 2051 (CANCEA, 2021) set out that 
achieving the minimum Growth Plan forecast of 674,000 people would keep the 
Region’s Core Housing need at 13%. 

The CANCEA conclusion was clear: if the Region grew too slowly, affordability would 
worsen. 

The Region also released its Regional Structure through the May Joint Report. The 
Regional Structure identified locations and density targets for Strategic Growth Areas 
(SGAs). SGAs will accommodate a significant amount of growth, support infrastructure 
investment and contribute to complete communities. 
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On many occasions before and after the May Joint Report release, the Region met 
individually with planning staff at each local municipality to discuss growth forecasts, 
SGAs, intensification rates, densities, and related matters. 

Since May 2021, the Region held five public information centres (PICs) and held dozens 
of meetings with interested parties about these same growth-related matters. 

Additionally, the Region progressed on the TMP, MSP, and DCS update. This process 
involves a Niagara 2051 working group of various staff across many departments and 
consultation events held in the spring 2021. 

Almost all feedback was supportive of the Region’s process. The Region received 
comments on specific aspects of its May 2021 forecasts, with some parties 
recommending adjustments or changes reflecting a variety of interests. 

Importantly, there was general public support, and local planning staff support, of the 
Region’s overall land needs program and the Regional Structure components. 

A comment summary of the land needs-related comments is provided in Appendix 3. 
The full set of comments received can be viewed here: Niagara Official Plan 
(https://www.niagararegion.ca/official-plan/). 

Additional comments, unrelated to land needs, are reported in PDS 32-2021. 

Since the release of the May 2021 Forecasts, the Region carefully considered feedback 
received. Staff also conducted a further review of individual growth areas and existing 
and proposed development applications. Additional progress on the detailed work 
towards finalizing the NES has been made since May 2021. 

On this basis, Staff recommend two categories of change be made to what was 
released in May 2021. 

The first is additional intensification growth be allocated to Lincoln and Welland. 

The second is including the most current information on the NES. 

These topics are described in the following sections of this report. 
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Summary of Changes to the Land Needs Assessment 

The Growth Plan (2020) allows Niagara to use alternative growth forecasts beyond 
those identified in Growth Plan Schedule 3. The Made-in-Niagara Forecast is an 
alternative growth forecast. 

This alternative growth forecast can be only be advanced by a Region or single-tier 
government. 

Details of the Made-in-Niagara Forecast are provided in Appendix 1. This is a revised 
version of Appendix 3.2 (https://www.niagararegion.ca/official-plan/pdf/pds-17-2021-
appendix-3-2.pdf) of the May Joint Report. 

The Province provided three growth scenarios in its draft materials for the 2020 Growth 
Plan. One of those scenarios was a high growth forecast of 700,000 people for Niagara. 
At that time, Niagara Region staff supported the high scenario. 

The proposed, Made-in-Niagara Forecast of 694,000 people is slightly below this high 
scenario identified by the Province. 

The May 2021 Forecast identified a total population of 674,000 people. The additional 
20,000 people above the May 2021 forecast have been allocated to Lincoln and 
Welland. Lincoln’s 2051 population has been revised from 35,660 to 45,660 in the 
current forecast. Welland’s 2051 population has been revised from 73,000 to 83,000.  

Based on the analysis and consultation noted in the previous section, the Region 
proposes the following Preliminary Municipal Growth Allocations: 2021 and 2051 (i.e. 
the Made-in-Niagara Forecast): 
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Table 1: Preliminary Municipal Growth Allocations: 2021 and 2051 

 

Municipality Population 
 2021 

Population 
2051 

Households 
 2021 

Households 
2051 

Employment 
2021 

Employment 
2051 

Fort Erie 33,930 48,050 14,150 21,510 10,530 17,430 
Grimsby 30,300 37,000 11,470 16,070 10,690 14,670 
Lincoln 26,860 45,660 9,590 19,405 11,390 15,960 
Niagara Falls 97,220 141,650 38,520 58,740 37,780 58,110 
Niagara-on-the-Lake 19,970 28,900 7,910 12,500 11,800 16,960 
Pelham 19,320 28,830 7,150 11,280 4,810 7,140 
Port Colborne 19,250 23,230 8,210 10,500 5,910 7,550 
St. Catharines 140,250 171,890 58,550 78,320 61,780 81,010 
Thorold 24,440 39,690 9,230 15,660 8,530 12,080 
Wainfleet 7,000 7,730 2,580 3,040 1,400 1,830 
Welland 56,210 83,000 23,610 37,540 18,030 28,790 
West Lincoln 16,370 38,370 5,330 14,060 4,460 10,480 
Niagara Region 491,120 694,000 196,300 298,645 187,110 272,000 

Revised Intensification Rates 

Through the comments received and additional analysis done by the Region, Staff 
determined that the draft May 2021 Forecasts for Lincoln and Welland were likely to be 
achieved earlier than set out. In our view, higher forecasts were required to ensure 
alignment with infrastructure investment and to better align with planned development. 

In Lincoln and Welland, the additional growth proposed is within the existing urban, built 
up areas with development or redevelopment potential. Thus, this is considered 
“intensification” growth. This kind of development supports a broader, more affordable 
housing mix of more townhouses and apartment units. 

These changes reflect the planned infrastructure to sustain the anticipated growth. The 
Region seeks to proactively plan to accommodate the growth to ensure communities 
are more sustainable, better connected, healthy and safe. 

As note above, the additional forecasted growth to Lincoln and Welland are within the 
built-up areas as intensification. In other words, more development is proposed within 
the existing boundaries. There is no impact to Community Area (residential/mixed use) 
land need to accommodate this additional population and these changes do not result in 
need for additional land through boundary expansions. 
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The “intensification rate” is a measure of how much growth is going to built-up areas 
rather than new greenfield areas. In the updated Forecast, Lincoln’s intensification rate 
has increased from 80% to 90%, and Welland’s from 60% to 75%. When these changes 
are incorporated to a Region-wide average, the Region’s intensification rate increases 
from 56% to 60%.  

Table 2 is the revised intensification rates by municipality and the overall Region rate. 

Table 2: Revised Intensification Rates to 2051 

Municipality Intensification Rate 
Fort Erie 50% 
Grimsby 98% 
Lincoln 90% 
Niagara Falls 50% 
Niagara-on-the-Lake 25% 
Pelham 25% 
Port Colborne 30% 
St. Catharines 95% 
Thorold 25% 
Wainfleet 0% 
Welland 75% 
West Lincoln 13% 
Niagara Region 60% 

The above paragraphs describe the changes in terms of population and intensification 
rates – the Region also looks at this in terms of units. The number of additional units 
proposed is 10,500. These additional units are predominately medium- and high-density 
housing types, such as townhouses, apartments, and other multi-unit dwellings. 

Increasing this unit type is key to help address core housing need, driven primarily by 
affordability. 

The diversification of Niagara’s existing, low-density housing stock is supported by the 
Region’s recent housing analyses completed by CANCEA, included in Appendix 5 to 
the May Joint Report, and noted above. The CANCEA work concluded that more dense 
forms of housing is needed to support Provincial growth targets, and consequently, to 
address rates of core housing need over time. 
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In short, more dense forms of housing are needed to address affordability.  

Updated Natural Environment Work 

Work on the Natural Environment program has been ongoing for many years. 

Since May 2021, the Region has refined the analysis of Natural Environment 
developable area. The most current information suggests a need to remove non-
developable lands from the land needs assessment calculation. 

In other words, more land should be protected than identified in the May 2021 Forecast; 
in turn, less land is available for development. This results in a greater overall need for 
land (since less is available for development). This means a small increase of land 
needed for the Community Area (i.e. residential and mixed use) and a modest increase 
in land needed for Employment Areas (i.e. mostly industrial areas). 

At the May 20, 2021 Regional Council meeting, Council directed Staff to prepare 
materials for Natural Environment System (NES) Options 3B and 3C, with a decision by 
Council on the preferred NES Option to be made at a later time. 

Importantly, the land need difference between NES Option 3B and 3C is negligible. 
Regardless of which NES Option is selected at a later time, the land needs will be 
similar. For this reason, there is no need to await an Option selection to advance the 
land needs at this time. When an Option is selected, minor adjustments can be made to 
the land needs, if needed, before it is finalized.. 

Community Area Land Needs – Rural Settlement Areas 

As directed by the Provincial Land Needs Assessment Methodology, an additional 
assessment was undertaken for Rural Settlement Areas. 

Niagara has a modest population and employment base outside of urban settlement 
areas. Growth is anticipated to continue within rural areas and rural settlement areas. 
Between 2021 and 2051, Hemson Consulting forecast an additional 900 housing units 
and 8,090 jobs will occur in the rural area. 

The Rural Settlement Area assessment determines where the forecast growth will occur 
within the rural areas and if additional land is required within rural settlement areas 
primarily focussed in Wainfleet and West Lincoln. 
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Further details of the rural settlement area assessment is provided in Appendix 1.  

August 2021 Preliminary Draft Land Needs Assessment 

As discussed above, the May 2021 Forecast was refined based on the alternative 
Made-in-Niagara Forecast, higher Regional intensification rate and recent NES work. 

The detailed Forecast is provided in Appendix 1. 

Table 3 below is a summary of the overall preliminary land needs by municipality. 

Table 3: August 2021 Preliminary Draft Land Needs Assessment 

Municipality Community Area Land 
Needs (ha) 

Employment Area Land 
Needs (ha) 

Fort Erie 105 155 
Grimsby 5 (5) 
Lincoln 0 15 
Niagara Falls 270 10 
Niagara-on-the-Lake 5 (20) 
Pelham 40 0 
Port Colborne (160) (40) 
St. Catharines 15 30 
Thorold (155) (35) 
Wainfleet 0 0 
Welland 0 45 
West Lincoln 370 45 
Niagara Region (net) 495 210 

In the May 2021 Forecast, the Region’s net overall community land need was 460 Ha 
and net employment area land need was -20 Ha. 

The net Community Area land need in the current Forecast and LNA is similar to the 
May 2021 Forecast. The net Employment Area land need is now 210 Ha compared to 
the previous surplus of 20 Ha. 

Through consultation with the Province, the Region has also been advised that the LNA 
should result in a single number for land need; a blended number where Community 
Area land need and Employment Area land need are combined. This combined net land 
need is 705 hectares.  
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For the reasons noted elsewhere in this report, adjustments may be made to this 
preliminary forecast.  Those adjustments will be provided to Council for consideration at 
a later time.   

Employment Area Requests for Conversion 

The Region is considering Employment Land Employment Area conversions as part of 
its new Official Plan. The Provincial Land Needs Assessment Methodology 
implementation section contemplates that this should be considered for reducing the 
amount of settlement area expansion required for forecasted growth. 

Employment land exists both within and outside of Employment Areas in almost all of 
Niagara’s communities. Through the NOP, the Region is mapping Employment Areas, 
or clusters of employment uses, to define these boundaries. Employment Areas are of 
Regional interest as they relate to the provision and protection of employment land 
employment jobs, typically those within industrial areas and business parks. 

The Growth Plan contains criteria for conversion of employment lands within an 
Employment Area and provides direction for when conversions can be considered as 
part of a Municipal Comprehensive Review. In Niagara’s case, this is the NOP process. 

Information on conversion criteria considerations was provided in the Employment 
Policy Paper PDS 17-2021 – Appendix 10.2 (https://www.niagararegion.ca/official-
plan/pdf/pds-17-2021-appendix-10-2.pdf). 

The Region received seven requests for Employment Areas conversions. These 
requests remain under consideration and will be reported further as part of the SABR 
review. The conversion requests are summarized in Appendix 3. 

One of the tests for employment conversion is land need. Based on the current LNA 
presented with this report, the Region has a demand for 210 Ha more employment 
area. In other words, on a regional scale, there is a net land need demand for more 
employment area, not removal of employment area through conversions. However, 
individual conversion sites remain under review based on local considerations. 

As indicated above, the review of conversion requests is part of the SABR review, with 
recommendations to be reported in the fall, including any associated adjustments to the 
forecast and land needs.   
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Settlement Area Boundary Review 

Only the Region can make settlement area boundary changes and the NOP is the time 
to do so. 

In order to make SABR decisions, the Made-in-Niagara Forecast needs to be endorsed. 
If not, Staff will not know how much land is needed to review and adjust boundaries 
accordingly. 

The SABR will review candidate land adjacent to the existing settlement area 
boundaries to determine the most appropriate location for settlement area expansion to 
be accommodated. Regional staff have developed criteria and an assessment process 
to consider both urban and rural settlement area boundary expansions. 

The location of SABR expansion requests are mapped on Appendix 2. 

SABR Assessment Criteria and Process 

The SABR assessment criteria was developed based on direction from the Provincial 
Policy Statement (2020), the Growth Plan, and Regional considerations. Staff consulted 
local area planners on many occasions, as a group and in individual meetings. Local 
planning staff support the criteria. 

Additionally, the draft criteria was publically shared as part of the May Joint Report 
Appendix 18.2 (https://www.niagararegion.ca/official-plan/pdf/pds-17-2021-appendix-18-
2.pdf) for urban areas and Appendix 18.3 (https://www.niagararegion.ca/official-
plan/pdf/pds-17-2021-appendix-18-3.pdf) for rural settlement areas. Since that time, 
until July 2, 2021, the Region received comments on the criteria. With one small site-
specific exception, no negative comments on the criteria were received. In fact, in many 
cases, the draft criteria are already under use by those making submissions to support 
a SABR request. 

For these reasons, the Region will continue to use the criteria in its SABR review this 
summer and fall. 

The criteria are divided into two parts. The first is an initial screening of the requests. 
Not all requests could be considered eligible for reasons related to Provincial Plan 
prohibitions. For example, the Greenbelt Plan prohibits expansion into the Specialty 
Crop Area and the Niagara Escarpment Plan also prohibits expansion of Minor Urban 
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Centres. The Region has no ability to make these changes, and therefore, these types 
of requests will not proceed. 

As a result of this initial screening, 17 requests are being removed from further 
consideration. 

If part one is satisfied, a request proceeds to the second part which contains more 
detailed criteria, including: 

• Sanitary Servicing 
• Municipal Water Supply 
• Transit and Transportation 
• Environmental Protection and Natural Resources 
• Agricultural / Agri-food Network 
• Aggregate Resources 
• Growth Management 

To undertake the second part of the SABR process, a review team comprised of 
regional staff across many disciplines has been assembled (including those relating to 
water, wastewater natural environment, transportation, aggregates, agriculture and 
growth management). The team may also draw on additional staff resources, if 
required, in relation to some topic areas where specific knowledge would assist. Local 
municipal staff will also participate within their respective areas. 

For the SABR process, staff will rely on primary sources of study reference and 
technical data. The expectation is the same sources of information will be used for all 
sites being reviewed. 

Additionally, any supplemental information provided by requestors will also be reviewed. 
Not all SABR requests received have supplemental information – it was not required. 
The supplemental information will be carefully considered; however, no additional 
weight is given to those requests that have supplemental information. 

Some local municipalities have undertaken expansion-related study work or specific 
comments on expansions that will be carefully considered by the Region’s review team. 

Criteria for rural settlement area (Hamlet) review differs from the urban SABR. Rural 
settlement expansion focuses on maintaining rural character and supporting the 
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agricultural community and rural population needs. Rural settlement areas will continue 
to be serviced through private systems. 

SABR Request Details 

The Region received about 87 private owner submissions related to the SABR process. 
These are specific to the existing Official Plan process; separate from comments made 
to the Province through the 2017 Coordinated Plan Review (CPR). CPR comments are 
not currently being processed by the Region (with three exceptions) since these matters 
are for Provincial review period only. The Region cannot make changes to Provincial 
Plans as part of the Niagara Official Plan process to accommodate expansion. 

The three noted exceptions are sites in Lincoln (Albright Manor), Niagara Falls (Cotton 
Construction), and Niagara-on-the-Lake (Queenston Quarry) that were changed in the 
Niagara Escarpment Plan to Urban Area or Escarpment Recreation Area during the 
past review. Since these changes were made by the Province, the Region is processing 
these sites through its SABR. 

In addition to the private owner requests for this Official Plan, the Region has received a 
number of local municipal requests for expansion consideration. The requests have 
been delivered through local Council resolution and will be reviewed along with all other 
requests made. Some local municipalities are still working on such recommendations, 
for circulation to the Region in the near future. 

Local municipal requests comprise an additional 30 locations to date.  

In addition to the private requests and municipal requests, noted above, the Region is 
reviewing additional candidate lands. The Region must consider what lands should be 
included – whether or not a request has been made – to ensure a holistic and objective 
review of Provincial policy in determining “the most appropriate location” for expansion. 

As of writing, the total number of locations for expansions is approximately 147, 
including all categories described above. 

A map of the SABR expansion areas is set out in Appendix 2. 

SABR Consultation  

In preparing this report, careful consideration was given to comments provided on land 
needs, SABR requests and criteria, and employment conversions. All comments 
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received prior to July 15, 2021 were reviewed in preparing this report. Comments were 
requested by July 2, 2021. 

The Region received over 20 comments related to the LNA. These submissions, as well 
as responses, are summarized in Appendix 3. Generally, the submissions are 
favourable and support the direction of the LNA. Some landowners made land need- or 
conversion- related suggestions specific to their interests. 

As noted above, the Region also received a number of SABR and conversion requests. 
These requests have been acknowledged and remain under consideration. 
Recommendations will be made in the fall. 

Prior to advancing SABR recommendations, staff will gather public input. The Region 
has created a public mapping tool that illustrates the requests for expansion and allows 
for comments. It is available at the following link: Niagara Official Plan 
(https://www.niagararegion.ca/official-plan/). 

In addition to the SABR website, additional public consultation is planned to receive 
input in the candidate locations. This is not intended to be a forum to have requests 
added or removed from consideration. It will be a dialogue to inform the process and 
received information on the assessment process and recommendations. 

Policy Review 

The Planning Act, 1990 requires all municipal Council decisions to be consistent with, 
conform to, or not conflict with the applicable Provincial policy. Regional and local 
planning staff must provide planning advice and make recommendations under the 
same requirements.  

Below outlines relevant Provincial Policy for the LNA and SABR process. The Made-in-
Niagara Forecast and updated LNA conforms to, is consistent with, and does not 
conflict with these documents, as applicable. 

Provincial Policy Statement (PPS), 2020  

The PPS, 2020 provides direction on land use planning to promote sustainable, strong 
communities, a strong economy, and a clean and healthy environment. 
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Section 1.1 - Managing and Directing Land Use to Achieve Efficient and Resilient 
Development and Land Use Patterns supplies many of the referenced policies 
appearing in the SABR Assessment Criteria including: 

“1.1.1 Healthy, liveable and safe communities are sustained by: 

a) promoting efficient development and land use patterns which sustain the financial 
well-being of the Province and municipalities over the long term; 

c) avoiding development and land use patterns which may cause environmental or 
public health and safety concerns; 

d) avoiding development and land use patterns that would prevent the efficient 
expansion of settlement areas in those areas which are adjacent or close to 
settlement areas;  

e) promoting the integration of land use planning, growth management, transit- 
supportive development, intensification and infrastructure planning to achieve cost- 
effective development patterns, optimization of transit investments, and standards to 
minimize land consumption and servicing costs; … 

g) ensuring that necessary infrastructure and public service facilities are or will be 
available to meet current and projected needs; 

h) promoting development and land use patterns that conserve biodiversity;” 

Respecting the policy context for use in the SABR assessment from a community 
building perspective, the consistent theme of healthy, livable, safe communities that are 
efficiently designed, cost effective, transit-supportive and integrated, underscores the 
direction expansion consideration should take while reminding and recognizing future 
expansion needs to be a consideration. 

Section 1.1.3 – “Settlement Areas” includes direction for settlement area boundary 
expansions only at the time of an MCR and only after there has been demonstrated 
need. New to the 2020 PPS is a policy that refers to satisfying market demand. 

Policies of Section 1.1.3 also direct that agricultural land and industry be held in regard 
of decisions being made concerning expansion. This too is reflected in the SABR 
Criteria to be used in expansion review. 
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Other policies of the PPS, such as Housing, Employment, Infrastructure, Transportation 
and Wise Use and Management of Resources, all provide important direction for the 
completion of the LNA and the criteria considerations for the SABR. 

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

The Growth Plan provides a strategic, long-range growth management framework for 
the Greater Golden Horseshoe area. The Growth Plan supports Ontario’s vision of 
building stronger, more efficient, prosperous communities through appropriate growth 
management. 

Similar to the PPS, the guiding principles of the Growth Plan are focused on achieving 
complete communities, stimulating economic growth, prioritizing intensification and 
higher densities to optimize infrastructure investments, and mitigating the adverse 
impacts of climate change. 

Policy 2.2.1.5 identifies the Province’s Land Needs Assessment methodology to be 
used by the Region to assess the quantity of land required to accommodate forecasted 
growth to 2051. 

Policy 2.2.8 of the Growth Plan speaks to Settlement Area Boundary Expansions. 

Specifically, Policy 2.2.8.2 provides the direction for expansions to proceed through the 
MCR process based on the components and direction of the LNA. Further, Policy 
2.2.8.3 requires any expansion be justified based on a comprehensive list of criteria. 
These policies were used to develop the Region’s SABR criteria and have included 
consideration for transportation, infrastructure, NES, agricultural lands and operations, 
and the applicable requirements of other Provincial Plans. 

The Greenbelt Plan and Niagara Escarpment Plan were also reviewed. The policies of 
both provide direction for enhancement and protection of the natural and agricultural 
systems. Expansions into the Greenbelt and Niagara Escarpment areas are prohibited. 

Next Steps 

The Region will continue to move forward with the NOP work program. Once the SABR 
and conversion review process is complete, Staff will prepare a report with 
recommendations in fall 2021. 
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The Made-in-Niagara Forecasts will be integrated into the Niagara 2051 strategies: the 
MSP, TMP and DCS and DC By-law. These strategies work together to ensure the 
planned growth is serviced and paid for. 

Alternatives Reviewed 

Alternative 1: Council could not endorse any land needs assessment at this time. This 
alternative is not recommended as any delay has consequences to the Niagara Official 
Plan, the MSP, TMP and DCS and DC By-law, for the reasons noted in this report. The 
Made-in-Niagara Forecasts set out in this Report have been developed to conform to 
Provincial Policy and are based on significant local planning and public consultation. 

Alternative 2: Council could endorse a land need assessment that differs from the 
Made-in-Niagara Forecast set out in this Report. This option is not recommended as the 
detailed work undertaken led to adjustments to the intensification growth for Welland 
and Lincoln. Differing from the Made-in-Niagara Forecast could lead to a misalignment 
between how growth is planned, serviced and paid for through development charges. 

Relationship to Council Strategic Priorities 

The land needs assessment and Niagara Official Plan is important to address Council’s 
priorities, being: 

• Supporting Businesses and Economic Growth; 
 
o Through the identification and protection of employment areas. 

 
• Healthy and Vibrant Community; 

 
o Through responsible management of growth by directing population and 

employment allocations as determined through the LNA. 
 

o The growth management work will also retain, protect and increase the 
supply of affordable housing stock to provide a broad range of housing to 
meet the needs of the community. 

 
• Responsible Growth and Infrastructure Planning. 
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o Through coordinating growth with infrastructure investment to support existing 

and future growth in Niagara. The Made-in-Niagara Forecast will be 
integrated into Niagara 2051 strategies to ensure the Region is responsibly 
coordinating work related to growth. 

Other Pertinent Reports 

Report  PDS 17-2021 – Niagara Official Plan Consolidated Policy Report (May 
Joint Report) 

Report  PDS 32-2021 – Update on Niagara Official Plan-Further Draft Policy 
Development 
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Appendices 

Appendix 1 Niagara Official Plan: Revised Land Needs Assessment Summary (August 
2021) 

Appendix 2 Settlement Area Boundary Review: Request Mapping 
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Appendix 3 Summary of Comments Received Relating to Land Needs Assessment 
and Settlement Area Boundary Review 
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Land Needs Assessment Overview 

The Land Needs Assessment (“LNA”) is a technical, Region-led process that 
determines the amount of land required for each local municipality based on the 
Provincially-allocated overall growth to 2051.  

Specifically, the Region must calculate the amount of designated land each local 
municipality requires to accommodate population, housing and employment 
forecasts provided in A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe (“Growth Plan”).  

The Minister of Municipal Affairs and Housing, as directed by the Growth Plan, 
released the Land Needs Assessment Methodology for the Greater Golden 
Horseshoe (the “Methodology”) in August 2020. The Region is required to use the 
Methodology in combination with the policies of the Growth Plan to determine the 
amount of land required to accommodate forecasted growth.   

The Methodology is used to calculate two separate land needs, one for Community 
Area and one for the Employment Area.  

Conducting the LNA is an iterative process and requires substantial direction and 
input from background strategies associated with the Niagara Official Plan (“NOP”) 
as well as consultation with the public, local municipalities and Province.  

An earlier Draft LNA Summary was released in May 2021 for the purpose of 
consultation and refinement. Feedback was received from local municipalities, 
consultants and the public. Commentary was generally supportive; feedback was 
made on allocations, methodology assumptions, existing intensification potential 
and affordable housing.  

Advancement of related to NOP strategies and Niagara 2051, a joint working group 
made up of the Transportation Master Plan, Water/Wastewater Master Servicing 
Plan and Development Charge has also occurred since the release of the May 2021 
LNA. 

The Revised LNA presented in this report is based on the feedback received on the 
May 2021 draft and updates from associated NOP strategies and Niagara 2051. 

The LNA results provided here are for the purpose of informing the 
Settlement Area Boundary Review and the Transportation Master Plan, 
Water/Wastewater Master Servicing Plan and Development Charge 
Background Study associated with Niagara 2051.  The LNA may be further 
refined through the consolidated Official Plan process later this year.  
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How to Read this Report 

This report follows the Provincial Methodology process and provides a summary for 
each component outlined within it. The report does not represent the final land 
needs assessment; that will be included as a companion to the Official Plan in 
2022.  

The Revised LNA is based on consultation with the Province, local municipalities, 
stakeholders, public and Niagara 2051 working group. Details on specific revisions 
and rationale are provided throughout the report.  

The LNA results presented here should not change significantly over the remainder 
of the Official Plan program. However, advancement and/or refinement to 
associated Official Plan Strategies may change the output of the LNA.  

The Province is the approval authority on the LNA and requires consultation be 
done prior to submitting the final LNA. The Province has provided feedback on the 
May 2021 Draft LNA and will continue to be consulted while the LNA is finalized. 

The Final LNA will be submitted with the consolidated draft Official Plan for 
Provincial review and approval.  

A Glossary of Terms is provided at the end of this summary to provide clarity on 
frequently used terms and terms from Provincial policy.   
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Public Consultation and Engagement 

The Municipal Comprehensive Review (now called the Niagara Official Plan) was 
first initiated in 2014 and has been through significant consultation and continuous 
evolution.  

The following summary identifies milestone consultation efforts made so far which 
covered growth allocations and land needs assessment.  

Project Phase Date Description 

Niagara 2041:  
Growth Options 

November 17, 2015 Public Information Center:  
Town of Grimsby 

November 18, 2015 Public Information Centre:  
City of Port Colborne 

November 19, 2015 Public Information Centre:  
City of St. Catharines 

Council approved Phase 1 and 2 Report (PDS 15-2016) 

Niagara 2041: 
Preferred Growth Option 

June 15, 2016 Public Information Centre:  
Town of Fort Erie 

June 16, 2016 Public Information Centre: 
Township of West Lincoln 

June 22, 2016 Public Information Centre:  
City of Welland 

November 30, 2016 Public Information Centre:  
City of Niagara Falls 

December 6, 2016 Public Information Centre:  
City of Thorold 

December 7, 2016 
Public Information Centre:  
Town of Niagara-on-the-

Lake 

December 8, 2016 Public Information Centre: 
Town of Lincoln 
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Project Phase Date Description 

Preferred Growth Option Forecast approved for  
Development Charges Study (PDS 37-2016) 

2017 Provincial Plan Review and Release of Growth Plan (2018) 

Regional Council deem Pre-2017 Growth Plan MCR complete and Growth 
Management work transitioned into new Niagara Official Plan (PDS 21-2018) 

Niagara Official Plan: 
Employment Strategy October 10, 2019 

Industry Stakeholder 
Session: Town of Niagara-

on-the-Lake 

Niagara Official Plan: 
Growth Strategy 

November 6, 2019 Public Information Centre:  
City of Thorold 

November 7, 2019 Public Information Centre:  
City of Niagara Falls 

November 13, 2019 Public Information Centre:  
Town of Grimsby 

November 14, 2019 Public Information Centre:  
Town of Fort Erie 

Niagara Official Plan: 
Employment Strategy February 25, 2020 

Industry Stakeholder 
Session: Town of Niagara-

on-the-Lake 

Release of Growth Plan (2020) and Revised Land Needs Assessment Methodology 

Settlement Area Boundary Review Program: Growth Plan Forecasts and Land 
Needs Assessment Update presented to Council (PDS 29-2020) 

Niagara Official Plan: 
Growth Management and 

Employment Surveys  
September – October, 

2020 

Online surveys related to 
Growth Management and 

Employment directions and 
options  

Niagara Official Plan: 
Land Needs, Growth 

Allocations and 
Settlement Area Boundary 

Adjustment 

October 7, 2020 Virtual Public Information 
Centre 
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Project Phase Date Description 

Niagara Official Plan: 
Employment Strategy October 8, 2020 Virtual Public Information 

Centre 

Niagara Official Plan Consolidated Policy Report (PDS 17-2021). Appendix 1 to 
Report PDS 17-2021 provides a detailed list of all Official Plan consultation 

efforts. 

Niagara Official Plan: 
Growing Region June 9, 2021 Virtual Public Information 

Centre 

Niagara Official Plan: 
Vibrant Region June 10, 2021 Virtual Public Information 

Centre 

Niagara Official Plan: 
Competitive Region June 16, 2021 Virtual Public Information 

Centre 

Niagara Official Plan: 
Connected Region June 17, 2021 Virtual Public Information 

Centre 

Niagara Official Plan: 
Sustainable Region June 23, 2021 Virtual Public Information 

Centre 

Feedback on Niagara Official Plan Consolidated Report, and associated 
materials, was requested by July 2, 2021 
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Summary of Updates since the Draft May 2021 Land Needs 
Assessment 

On May 20, 2021, Regional Council received PDS 17-2021, Niagara Official Plan 
Consolidated Policy Report. The report provided a comprehensive update on the 
NOP process and draft materials for consultation with local municipalities, 
stakeholders and public.  

Staff asked for feedback by July 2, 2021, so it could be considered as part of this 
report, among other things. Feedback has been carefully considered and is 
described later in this report. 

The May 2021 report provided a Draft LNA, based on a Regional forecast of 
674,000 people and 272,000 jobs throughout Niagara’s 12 municipalities. Forecasts 
were distributed based on the Preferred Growth Option, established through 
Niagara 2041 (Niagara 2041: Preferred Growth Option (Hemson, 2019)), with 
revisions made based on the extended planning horizon and emerging 
development trends. Municipal specific forecasts, housing mix and employment mix 
were all extended to 2051 and provided in PDS 17-2021 Appendix 3, Growth 
Allocation Update to 2051 prepared by Hemson (“2051 Growth Update Memo”, 
2021).  Updated forecasts and assessment were based on the 2020 Growth Plan 
and associated Provincial LNA Methodology (the “Methodology”).  

The May 2021 Forecasts provided information to address housing mix within each 
municipality, as well as areas within them (Delineated Built-up Area, Designated 
Greenfield Area and Rural Area). This was done as a component of 2020 Provincial 
LNA Methodology and meant to show how the forecasts are representing market-
based demand for housing and support affordable housing.  

The Region retained a consultant to review core housing needs, which is driven 
primarily by affordability in Niagara.  This was reported in PDS 17-2021 Appendix 
5.2, Niagara Region Housing Affordability and Growth Plan 2051 (CANCEA, 2021). 
CANCEA concluded that achieving the minimum Growth Plan forecast would keep 
the Region’s core housing need at 13%.  More growth – particularly more medium 
and higher density housing – is needed to better address core housing need (i.e. 
affordability).  

Before and after the May Joint Report release, the Region met individually with 
planning staff at each local municipality to discuss growth forecasts, among other 
things.  The Region also held five public meetings and dozens of meetings with 
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interested parties about its forecasts, land needs, and boundary matters. The need 
to address housing affordability was raised consistently in these meetings.  

Additionally, the Region has progressed on the Transportation Master Plan (“TMP”), 
the Water and Wastewater Master Plan (“WMP”) and and its Development Charge 
Background Study and By-law update (“DCS”). This process is collectively called 
“Niagara 2051”.  It involves a working group of staff across many departments and 
public consultation events held in the spring 2021.  More is planned in 2021 and 
2022.  

Since the release of the May 2021 forecasts, the Region carefully considered 
individual feedback received.  Staff also conducted a further review of individual 
growth areas and existing and proposed development applications.  Additional 
progress on the background work to the Natural Environment System has been 
made since May 2021.     

On this basis, Staff identified two categories of change that have modified the LNA 
from what was presented in May 2021.  The first is that additional population and 
intensification growth be planned for Lincoln and Welland. The second is that 
adjustments be made to better integrate the Natural Environment Option 3B/3C in 
to the growth forecasts.    

The Growth Plan (2020) allows Niagara to use alternative growth forecasts beyond 
those identified in Growth Plan Schedule 3. The forecasts provided here are 
referenced as the “Made-in-Niagara Forecast” since they represent an alternative 
growth forecast that works better for the Region.  

Through the comments received, and additional analysis done by the Region, Staff 
determined that the draft May 2021 Forecasts for the Lincoln and Welland were 
likely to be achieved earlier than set out in the 2051 planning period.  Higher 
forecasts are required to ensure alignment with infrastructure investment and to 
achieve market based demand. 

In both Lincoln and Welland, the areas identified for development (beyond the 
preliminary forecast) are within existing urban, built up areas with development and 
redevelopment potential. These locations are considered intensification 
opportunities and will support a broader, more affordable housing mix through this 
development/redevelopment. 

As a result of the increased population forecasts in these municipalities, and the 
Region overall, these municipalities will achieve a higher intensification rate.  In 
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other words, more development is proposed within the existing boundaries.  There 
is no impact to Community Area (residential/mixed use) land need from this 
adjustment.   

The Made-in-Niagara Forecast and increased intensification rates do not result in 
additional land through boundary expansions.  

The proposed additional intensification for Lincoln and Welland is important to 
reflect the planned infrastructure to sustain the growth. The Region seeks to 
proactively plan to accommodate growth and to ensure communities are more 
sustainable, better connected, healthy and safe.   The addition will also better 
address core housing needs identified by CANCEA. 

Recently, at the May 20, 2021 Regional Council meeting, Council directed Staff to 
prepare policies and mapping for both Natural Environment System (NES) Option 
3B and 3C, with a decision on the preferred NES Option to be made at a later time.  
The finalization of criteria and methodology has begun, and policies and mapping is 
under way, with reporting later this year. Consultation with the local municipalities 
on mapping and policy development is ongoing.    

Since May 2021, the Region has refined the analysis of developable area based on 
the NES Options.  The most current information for Options 3B and 3C identified a 
need to remove non-developable lands from the land needs assessment 
calculation.   

In other words, more land should be protected than identified in the May 2021 
Forecast; in turn, less land is available for development.   

This results in a greater overall need for land (since less is available for 
development). This means a small increase of land is needed for the Community 
Area (i.e. residential and mixed use) and a modest increase in land needed for 
Employment Areas (i.e. mostly industrial areas).   

Through consultation with the Province, the Region has also been advised that the 
LNA should result in a single number for land need; a blended number where 
Community Area land need and Employment Area land need are combined. 

In the May 2021 LNA, the Region’s net overall land need was 440 hectares. From 
the above-noted changes, the Region’s current overall net land need is 705 
hectares. 
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Additional context and information is provided throughout this document, with 
particular focus on those component that were revised from the May 2021 LNA. 

Community Area Land Needs Assessment 

Community Area is defined as the Urban Area, minus Employment Areas, and is 
made up of both the Delineated Built-Up Area (as defined and mapped by the 
Province in 2006) and the Designated Greenfield Area (DGA).  

The Community Area part of the Land Needs Assessment seeks to quantify the 
amount (in hectares) of DGA lands that is needed to accommodate the required 
growth forecasts to 2051.  

The Community Area Land Needs Assessment is comprised of six components.  
Below is a discussion of those components and the results.  

Component 1: Population Forecasts 

The starting point is the population projection by age group for the Region. This 
comes from Growth Plan Schedule 3, which provides a minimum forecast 2051 
population of 674,000 for Niagara Region.   

Through the work described above, the Region is advancing an alternative growth 
forecast, referred to as the “Made-in-Niagara Forecast”.  This better reflects the 
growth potential in Niagara’s communities and current work on the NES.   

For the reasons set out in this report, the Made-in-Niagara Forecast uses a 
population of 694,000. 

Component 2: Housing Need 

The Region has done significant forecasting work, over several years, and based 
on input from many stakeholders.  Most recently, its forecasting work was set out in 
Report, PDS 17-2021 Appendix 3, Growth Allocation Update to 2051  prepared by 
Hemson (“2051 Growth Update Memo”, 2021).  

The Methodology requires population to be converted into housing units based on 
household formation rates. Household formation rates are based on the likelihood 
or tendency of age groups to live in households.  

Niagara’s household formation rates are anticipated to increase between 2016 (the 
base Census year) and 2051. A contributing factor is Niagara’s aging demographic, 
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which will continue to grow to 2051, with a significant increase in households 
maintained by people 75 years of age and older. 

The 2051 housing forecast has been updated to reflect the Made-in-Niagara 
Forecast, based on the assumptions and age cohorts identified in the 2051 Growth 
Update Memo. 

Table 1 identifies a need for 296,750 households based on the 2051 population 
forecast of 694,000. 

Table 1: 2016 and 2051 Occupied Households by Age of Household Maintainer 

Age Headship 
Rate 

Occupied Households 2016-2051 
Growth 

2016-2051 
Growth % 2016 2051 

15 - 19 1.7% 430 566 136 31.7% 
20 - 24 14.5% 4,000 5,066 1,066 26.6% 
25 - 29 35.2% 8,640 12,768 4,128 47.8% 
30 - 34 48.7% 11,435 17,566 6,131 53.6% 
35 - 39 52.9% 12,385 19,461 7,076 57.1% 
40 - 44 54.1% 13,825 20,130 6,305 45.6% 
45 - 49 57.4% 16,365 22,220 5,855 35.8% 
50 - 54 57.7% 19,920 24,897 4,977 25.0% 
55 - 59 58.6% 20,050 25,948 5,898 29.4% 
60 - 64 58.9% 18,845 25,093 6,248 33.2% 
65 - 69 61.2% 18,015 25,711 7,696 42.7% 
70 - 74 61.7% 13,675 24,331 10,656 77.9% 
75 - 79 65.3% 10,480 24,207 13,727 131.0% 
80 - 84 66.5% 8,190 21,747 13,557 165.5% 
84 - 89 60.7% 5,185 15,991 10,806 208.4% 

90 + 46.3% 2,390 11,048 8,658 362.3% 

Total 48.2% (2016) 183,830 296,750 112,920 61.4% 
50.8% (2051) 

The forecast population age structure and household formation information is 
further used to determine households by housing type. The Methodology requires 
housing forecast by four housing types; single/semi-detached, row houses, 
accessory dwelling and apartment.  
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As referenced in the 2051 Growth Update Memo, the starting point for household 
forecast by housing type was a market-based demand. Market-based demand is a 
key consideration within the LNA process and, along with housing affordability, is 
one of the main drivers in establishing housing mix and land need requirements.  

The Made-in-Niagara Forecast is driven by an increase of medium and high density 
housing within existing urban areas. The resulting housing mix, compared to the 
mix presented in 2051 Growth Update Memo, is slightly lower for single and semi-
detached homes and greater for other housing types. However, there is an overall 
increase in all housing unit types and is based predominantly on recent 
development application trends and inquires. Therefore, while the housing mix has 
changed slightly, it remains reflective of market demand, supports additional 
intensification, and better aligns with recommendations from CANCEA regarding 
affordability and core housing need.    

Table 2 provides a summary of household forecast by housing type between 2021 
and 2051. 

Table 1: Household Forecast by Housing Type - 2021 to 2051 

Household Forecast by Housing Type: 2021 to 2051 
Niagara 
Region 

Single/Semi-
Detached Row House Accessory  

Dwelling 
Apartment  
Building Total 

Units 44,318 27,404 3,390 27,653 102,765 

Share 43% 27% 3% 27% 100% 

 

Component 3: Allocation of Housing Need to Local Municipalities 

Allocation of Housing Need to local municipalities is based on input from local 
municipalities and public and private stakeholders.  

Draft allocation covering the period between 2016 and 2041 was completed through 
Niagara 2041 (see PDS 37-2016) and formed the basis for completion of the pre-
2017 Municipal Comprehensive Review (see PDS 21-2018).  

Municipal allocations were revised and extended to the 2051 planning horizon 
through the 2051 Growth Update Memo, based on the need to reflect market 
demand for housing and informed by associated Official Plan strategies, including 
Watershed, Housing and Employment Strategies.  
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After release of the May 2021 Forecasts, consultation and collaboration continued 
with local municipalities, internal Niagara 2051 working group and the public.. 
Through this work, it was identified that municipal allocations of population growth 
to the Town of Lincoln and City of Welland were not reflective of growth 
expectations and anticipated 2051 infrastructure demand.  

On this basis, staff increased the population forecast to 694,000 people – an 
increase of 10,000 to each of Lincoln and Welland. The increase of 20,000 
population results in an additional 9,000 housing units to 2051.  

All housing units are located within the existing built boundary, support 
intensification and contribute to the mix of housing needed to improve housing 
affordability.  

Housing Affordability 

The Housing Report (CANCEA, 2021) provided in PDS 17-2021 (Appendix 5.2), sets 
out that the Region’s core housing need (including, affordability) will get worse if we 
continue growth at the existing level.  Achieving the minimum forecasts set out the 
Growth Plan will keep the core housing need level at about 13%. To reduce core 
housing need, even more housing is needed. 

Importantly, core housing need can be addressed by providing a greater share of 
higher density housing types. Row/townhouse and apartment units have a lower 
average number of people per unit compared to single and semi-detached units. 
Therefore, increasing the supply of higher density units leads to more housing options 
and reduced core housing need. 

The Made-in-Niagara Forecast supports higher population growth and an increased 
amount of medium and high density housing. Therefore, this forecast will better 
address core housing need.   

The LNA considers a market-based housing mix and its relationship to the planned 
housing mix.  This is a requirement of the Methodology. A market-based approach 
is useful to identify an appropriate variety of housing units to be built to meet the 
needs of Niagara’s population. 

The Greenbelt specialty crop designation, present in northern Niagara 
municipalities, prohibits expansion of Settlement Areas boundaries. In the 
communities of Grimsby, Lincoln, St. Catharines and Niagara-on-the-Lake, growth 
is proposed within existing Settlement Areas through intensification of the Built-Up 
Area – requiring a greater proportion of higher density housing types.  
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Municipalities outside of the Greenbelt Plan area have a relatively lower 
intensification rate and, therefore, a higher proportion of lower density housing 
types. The balance between these two geographies is important for supporting 
market-based demand for housing and protection of specialty crop lands within the 
Greenbelt Plan area.  

Table 3 provides municipal-level housing allocations by housing type.  

Table 3: Housing Unit Growth by Type and Municipality, 2021 to 2051 

Housing Unit Growth by Type and Municipality, 2021 to 2051 
Municipality Single/Semi Row Apartment Total 

Fort Erie 4,060 2,700 600 7,360 
Grimsby 130 1,340 3,120 4,590 
Lincoln 1,590 2,530 5,695 9,815 
Niagara Falls 11,980 5,090 3,140 20,210 
Niagara-on-the-Lake 3,060 915 630 4,600 
Pelham 2,380 1,070 680 4,130 
Port Colborne 1,690 430 180 2,300 
St. Catharines 3,040 4,500 12,230 19,770 
Thorold 3,900 2,390 160 6,450 
Wainfleet 450 0 10 460 
Welland 6,010 4,050 4,290 13,930 
West Lincoln 6,030 2,390 310 8,730 
Niagara Region 44,320 27,405 31,040 102,765 

Component 4: Housing Supply Potential by Policy Area 

The Methodology requires municipalities to plan for growth within three policy 
areas: 

1. Delineated Built-Up Area 
2. Designated Greenfield Area 
3. Rural Area 

Development within the delineated built-up area is referred to as Intensification. The 
delineated built-up area was established by the Province in 2008 and was further 
refined through Niagara 2031, the Region’s Growth Management Strategy that 
implemented the policies of the 2006 Growth Plan. 
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The Growth Plan requires 50% of future household growth in Niagara to be directed 
to the delineated built-up area. This is an increase from 40% in the Region’s current 
Official Plan, which was the intensification target in the 2006 Growth Plan.   

The Region seeks to exceed this requirement.  The analysis conducted through the 
Regional Structure Strategy (PDS 17-2021 Appendix 4.2) identified a Regional 
Intensification Rate of 56%.  

Recent work – based on public consultation and the Niagara 2051 servicing review 
– suggests Niagara can have an even higher intensification rate.  As previously 
noted, the additional population for Lincoln and Welland is entirely planned within 
the delineated built-up area.  No changes are needed to Strategic Growth Areas 
(SGA) or settlement boundaries from what was set out in the Regional Structure 
Strategy, as identified in PDS 17-2021, Appendix 4.2. 

The outcome of this recent work reflects an intensification target of 60%.   

This target is well above the minimum 50% target identified in the Growth Plan.   

The Designated Greenfield Area (“DGA”) is the remainder of the designated urban 
area outside of the delineated built-up area.  

The Growth Plan sets out that the Region must plan for a minimum density target of 
50 people and jobs per hectare within the DGA. This target is incorporated in the 
LNA.  
The Rural Area is considered all areas outside of Urban Settlement Areas, and 
includes the Agricultural System and Rural Settlements (Hamlets). Rural housing 
need will be addressed in the final Land Needs Assessment. The Rural Land Needs 
Assessment is discussed in detail later in this report. 
 
Housing forecasts by municipality, within the three policy areas, is based on an 
assessment of intensification opportunities, including SGA’s, and development 
potential within the DGA. Intensification rates, established through the Regional 
Structure, are based on a combination of consultation with local municipalities and 
an assessment of the capacity for growth within the delineated built-up area.  

Table 4 provides household forecast by policy area for each municipality and 
identifies the overall intensification rate of 60%.   
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Table 4: Housing Forecast by Policy Area and Municipality, 2021 to 2051 

Shares of Household Growth by Policy Area 
Niagara Region by Local Municipality, 2021-2051 

Municipality Built Up Area DGA Rural Total 
Fort Erie 50% 49.5% 0.5% 100% 
Grimsby 98% 2.5% 0.5% 100% 
Lincoln 90% 9.5% 0.5% 100% 
Niagara Falls 50% 49.5% 0.5% 100% 
Niagara-on-the-Lake 25% 74.5% 0.5% 100% 
Pelham 25% 74.5% 0.5% 100% 
Port Colborne 30% 69.6% 0.5% 100% 
St. Catharines 95% 4.5% 0.5% 100% 
Thorold 25% 74.5% 0.5% 100% 
Wainfleet 0% 0% 100.0% 100% 
Welland 75% 24.5% 0.5% 100% 
West Lincoln 13% 86.5% 0.5% 100% 
Niagara Region 60% 39% 1% 100.0% 

As with Component 3, the Methodology requires housing forecasts within each of 
the policy areas to be broken out into housing type. The distribution of housing type 
within each policy area must be based on an achievable housing mix and consider 
market-demand.  

Within the delineated built-up area, the housing mix is predominately higher density 
forms of housing including row and apartment housing. In contrast, the housing 
forecast within the DGA and Rural area is predominately ground-related, with 73% 
of units anticipated to be single or semi-detached.  

Table 5 and Table 6 provide housing unit forecasts by municipality within the 
delineated built-up area and DGA.  

The Township of Wainfleet is excluded from both tables as Wainfleet does not have 
an Urban Settlement Area and all forecast housing growth will occur within the 
Rural Area, in Rural Settlements and on other agricultural lands. Additional detail is 
provided in the Rural Settlement Area Assessment section. 
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Table 2: Housing Forecast by Unit Type, Delineated Built-Up Area, 2021 to 2051 

Delineated Built-Up Area Housing Unit Growth,  2021 to 2051 
Municipality Single/Semi Row Apartment Total 

Fort Erie 1,520 1,620 540 3,680 
Grimsby 110 1,330 3,060 4,500 
Lincoln 1,430 1,920 5,545 8,895 
Niagara Falls 4,220 3,050 2,830 10,100 
Niagara-on-the-Lake 238 350 563 1,150 
Pelham 350 500 180 1,030 
Port Colborne 400 130 160 690 
St. Catharines 2,480 4,370 11,930 18,780 
Thorold 580 890 140 1,610 
Welland 2,920 3,330 4,190 10,440 
West Lincoln 760 120 250 1,130 
Niagara Region 15,008 17,610 29,388 62,005 

 

Table 3: Housing Forecast by Unit Type, DGA, 2021 to 2051 

Designated Greenfield Area Housing Unit Growth,  2021 to 2051 
Municipality Single/Semi Row Apartment Total 

Fort Erie 2,500 1,080 60 3,640 
Grimsby 0 10 60 70 
Lincoln 140 610 150 900 
Niagara Falls 7,660 2,040 310 10,010 
Niagara-on-the-Lake 2,800 564 66 3,430 
Pelham 2,010 570 500 3,080 
Port Colborne 1,280 300 20 1,600 
St. Catharines 460 130 300 890 
Thorold 3,290 1,500 20 4,810 
Welland 2,630 720 100 3,450 
West Lincoln 5,230 2,270 60 7,560 
Niagara Region 28,000 9,794 1,646 39,440 

Component 5: Community Area Jobs 

AGENDA ITEM #6.2

Legal and Clerks Services, Office of the City Clerk Council Corresponden... Page 70 of 130



 

  

APPENDIX 1 Revised Land Needs Assessment Summary – Page 19  

 

The Methodology requires Community Area jobs be allocated within the DGA 
portion of the Community Area to calculate the total number of residents and jobs 
occurring within it.  

Community Area jobs are predominately within the Major Office and Population-
Related Employment categories. For the purposes of the Community Area 
assessment, Community Area jobs are further distinguished between the delineated 
built-up area and designated greenfield area.  

Community Area jobs were calculated based on existing development proposals, 
land use permissions, and factoring in Work At Home employment.  

Work At Home 

Work at Home employment is incorporated into the Land Needs Assessment impacts 
Community and Employment Area Land needs.  

Since the onset of the Covid-19 pandemic to the time of preparing this LNA Summary, 
many jobs have shifted to a Work at Home setting, although the Region does not 
have specific data quantifying such a shift. 

At the time of writing, the Region and other experts are unsure the long-term impacts 
for Work at Home.  For the preparation of the LNA, this is an important consideration 
for how Work at Home may impact the calculation of different Employment Types. 

In Niagara, the majority of Employment Areas are considered Core and Dynamic (as 
defined in the Employment Strategy, Appendix 10.2). Jobs within these areas are 
largely categorized as Employment Land Employment and occur onsite. Therefore, 
moving Employment Land Employment jobs out of Employment Areas would result 
in an erroneous reduction in Employment Area land requirements.  

Alternatively, Major Office and Population-Related Employment jobs are those that 
are most likely to be Work at Home.  In other words, those are the types of jobs that 
may see long-term Work from Home changes. That type of job is predominantly 
located within the Community Area. 

The approach taken in the LNA is to maintain similar Work at Home rates, generally 
consistent with pre-Covid-19 pandemic conditions. This ensures the greatest 
flexibility within Employment Areas and maintains a sufficient supply of lands in the 
event there is not a significant long-term shift to Work at Home.   
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In this way, the Region is being conservative in its LNA.  Work from Home trends will 
be carefully monitored and, if warranted, future Official Plan changes will be 
advanced to address those trends.  

Table 7 provides an estimated number of jobs within the DGA portion of the 
Community Area for each urban municipality. 

Table 4: DGA Community Area Job Forecast, 2021 to 2051 

DGA Community Area Job Forecast, 
2021-2051 

Municipality Total 
Fort Erie 247 
Grimsby 5 
Lincoln 744 
Niagara Falls 1,065 
Niagara-on-the-Lake 1,091 
Pelham 559 
Port Colborne 362 
St. Catharines 1,555 
Thorold 532 
Welland 266 
West Lincoln 1,998 
Niagara Region 8,424 

 

Component 6: Need for Additional Land 

The final component of the Community Area LNA brings together the forecast 
housing units and employment within the DGA to establish an overall land need 
based on achieving the minimum density target of 50 people and jobs per hectare.   
 
To determine land need, the forecast housing units in Table 6 are compared to the 
planned units (units that are within either a draft or registered Plan of Subdivision) 
within each municipality. The surplus, or shortfall, of units is converted into 
residents based on the Persons Per Unit rate1 for each unit type.  

                                            
1  The Person Per Unit (PPU) rate is based on the 2017 Niagara Region Development Charges 
Background Study. This Study provides a PPU of 2.91 for single/semi-detached, 2.12 for row and 
1.62 for apartment. PPU rates may be revised based on forthcoming Development Charges Study 
work undertaken later in 2021.  
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Finally, DGA Community Area job forecasts in Table 7 are added to establish an 
overall people and jobs target for the DGA.  

The overall population and employment target is converted to a land need in 
hectares based on the minimum density target of 50 people and jobs per hectare.2  

Table 8 provides the Community Area Land Needs Assessment results. 

Table 5: Overall Community Area Land Need, 2021 to 2051 

DGA Community Area Land Need, 2021-2051 

Municipality 

Population and 
Employment 

Growth within 
the Unplanned 

DGA 

Area 
Required 

(ha) 

Area 
Designated3 

(ha) 

Additional 
Land Need 

(ha)* 

Fort Erie 8,170 165 60  105 
Grimsby 120 5 0  5 
Lincoln 2,410 25 25  0 
Niagara Falls 23,470 470 195  270 
Niagara-on-the-Lake 9,935 80 75  5 
Pelham 3,215 65 25  40 
Port Colborne 4,615 90 250  (160) 
St. Catharines 3,655 75 60  15 
Thorold 4,830 95 250  (155) 
Welland 5,770 115 115  0 
West Lincoln 20,545 410 40  370 

Niagara Region 86,735 1,590 1,095  495 

Note: Above numbers have been rounded to the nearest 5.  

                                            
 
2  The density target of 50 people and jobs per hectare excludes Lincoln, which has a vacant DGA 
target of 100 people and jobs per hectare due to the land use permissions within the Major Transit 
Station Area and Niagara-on-the-Lake, which has a target of 125 people and jobs per hectare 
relating to the Glendale District Plan. 
 
3  The Area Designated is the gross developable land, within the Designated Greenfield Area, free 
of non-developable features identified within the Growth Plan. The Natural Environment System 
(NES) area removed is based on draft analysis associated with NES Option 3B/3C as of July 2021.  
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Community Area Land Needs Summary 

Niagara’s 12 local municipalities can be placed into two general categories as it 
pertains to the Made-in-Niagara Forecast results for Community Area:  

1. Additional Community Area Land Required 

The Town of Fort Erie, City of Niagara Falls and Township of West Lincoln 
needs more community area land to accommodate the 2051 forecast. The Town 
of Pelham has a small need for community area land.  
 

2. No Additional Community Area Land Required 

The Town of Grimsby, Town of Lincoln, Town of Niagara-on-the-Lake, City of St. 
Catharines, and City of Welland generally have a sufficient supply of designated 
lands to accommodate the 2051 forecast.   

The City of Thorold and City of Port Colborne have a surplus of designated 
lands to 2051.  

Additional Considerations and Revisions 

The Methodology allows for final adjustments to be made to Community Area Land 
Needs, including a minor increase to land in the event of any expansions, to create 
a logical boundary.  

The Methodology also allows for refinements based on constrained lands due to 
infrastructure and servicing. Determining servicing constraints will be important in 
assessing lands that may be considered constrained, rather than surplus. 

Finally, revisions to associated strategies will require updates to the Land Needs 
Assessment. Work on the Natural Environmental System (NES) is ongoing and 
draft mapping and policies will be released in Fall 2021. Updates to the NES may 
require minor adjustments to the LNA.   

If an Employment Area boundary is changed, it will directly impact the Community 
Area land need. If the Employment Area is within the BUA, the result may be an 
increase to Intensification Rate. If the Employment Area is within the DGA, the 
result would be a decrease in Community Area land needs.  
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The final Land Needs Assessment will be a combined overall number of community 
area and employment area. That requires endorsement by Council and will be 
provided to the Province for approval. 

Employment Area Land Needs Assessment 

Component 1: Employment Forecasts 

Similar to the Community Area assessment, the starting point for determining the 
overall Employment Area land need is the employment forecast set out in Growth 
Plan Schedule 3. The Growth Plan requires Niagara Region to plan for a minimum 
employment base of 272,000 jobs by 2051. 

The Methodology requires the employment forecast to be allocated to local 
municipalities and be categorized by employment type, including Major Office, 
Population-Related Employment, Employment Land Employment and Rural based 
employment. These employment types are defined within the Glossary of Terms 
section at the end of this report. 

2051 Growth Update Memo sets out the distribution of employment forecasts for 
Niagara Region. 

Table 9 provides an overview of employment growth by municipality, by 
employment type, from 2021 to 2051.  
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Table 6: Niagara Region Employment Growth, 2021 to 2051, by Employment Type 

Total Employment Growth by Employment Type, 2021-2051 

Municipality Major 
Office 

Population-
Related 

Employment 

Employment 
Land 

Employment 
Rural 

Employment 
Total 

Employment 

Fort Erie 140  2,890  3,430  440  6,900  
Grimsby 380  2,070  1,130  390  3,970  
Lincoln 100  1,580  1,390  1,500  4,570  
Niagara Falls 1,150  15,550  2,770  850  20,320  
Niagara-on-the-Lake 350  3,040  290  1,480  5,160  
Pelham 10  1,600  0  710  2,320  
Port Colborne 0  750  350  540  1,640  
St. Catharines 4,970  10,780  2,880  590  19,220  
Thorold 250  2,540  580  170  3,540  
Wainfleet 0  0  0  420  420  
Welland 360  4,610  5,300  480  10,750  
West Lincoln 160  3,580  1,760  520  6,020  
Niagara Region 7,870  48,990  19,880  8,090  84,830  

Source: Hemson Consulting, Niagara Region Municipal Comprehensive Review ‒ Growth Allocation 
Update to 2051 

 

Component 2: Employment Allocation 

The Methodology requires municipalities to further refine forecasts by allocating 
employment to the Community, Employment, and Rural Areas.  

Employment that is expected to occur outside of urban settlement area boundaries 
is allocated to the rural area. The Methodology sets out that a small share of 
employment land employment and population-related employment should be 
allocated to the rural area. This is particularly important in Niagara where certain 
local municipalities have existing industrial, manufacturing and greenhouse 
operations within the rural area.  

The remaining, non-rural jobs are allocated to Community Area and Employment 
Areas within settlement areas. Within Niagara, the vast majority of population-
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related employment is based within the Community Area; only about 5%4 occurring 
within Employment Areas.  

Major office growth is also predominately within the Community Area, Urban Growth 
Centre and Major Transit Station Areas. However, some major office currently 
exists within some Employment Areas and some growth is expected to occur within 
those areas accordingly.  

Finally, the vast majority of employment land employment job growth will occur 
within the remaining Employment Areas. 

Table 10 provides a summary of employment forecasts by location.  

Table 7: Employment Growth by Type and Municipality, 2021 to 2051 

Employment Growth by Policy Area, 2021-2051 
Municipality Community Area Employment Area Rural Area 

Fort Erie 2,787  3,610  503  
Grimsby 2,136  1,412  422  
Lincoln 1,535  1,241  1,794  
Niagara Falls 15,786  3,501  1,033  
Niagara-on-the-Lake 2,250  1,397  1,513  
Pelham 1,594  0  726  
Port Colborne 705  384  551  
St. Catharines 14,253  4,269  727  
Thorold 2,005  1,311  230  
Wainfleet 0  0  420  
Welland 4,513  5,658  579  
West Lincoln 3,445  2,001  573  
Niagara Region 51,009  24,784  9,072  

 

Component 3: Employment Area Capacity  

The Methodology requires employment potential within existing Employment Areas 
be determined.  

                                            
4  5% is an average.  This varies by municipality, particularly those with Knowledge and Innovation 
Employment Areas as they have a higher share of population-related employment compared to Core 
and Dynamic Employment Areas. 
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This is calculated based on the vacant Employment Area employment lands and 
densities identified within the Employment Strategy.  

The Employment Policy Paper (PDS 17-2021, Appendix 10.2) provides a 
breakdown of occupied and vacant lands, as well as associated densities, for each 
of the 34 Employment Areas across the Region.  

Table 11 provides a summary of existing capacity within Employment Areas, by 
municipality.  

Table 8: Existing Employment Area Potential for Additional Employment 

Existing Employment Area Potential 
Municipality Additional Employment Potential 

Fort Erie 1,264  
Grimsby 1,679  
Lincoln 500  
Niagara Falls 3,079  
Niagara-on-the-Lake 3,421  
Pelham 0  
Port Colborne 1,538  
St. Catharines 2,663  
Thorold 2,128  
Wainfleet 0  
Welland 4,552  
West Lincoln 885  
Niagara Region 21,709  

Component 4: Need for Additional Employment Area Land 

The final step in determining the Employment Area land need is to compare the 
forecast growth (Table 10) with the job growth potential within existing Employment 
Areas (Table 11). The difference between the forecast and the potential is divided 
by the municipal level vacant Employment Area land density target.  

The vacant density target is based on the sub-grouping of employment type 
determined through the Employment Policy Paper. Generally, Core Employment 
Areas, with traditional/heavier employment type uses, have the lowest vacant land 
density target. Knowledge and Innovation Employment Areas, with more major 
office type uses, have the highest density target.  Dynamic Employment Areas can 
have a mix of traditional and lighter employment type uses and have densities that 
fall in between Core and Knowledge and Innovation.  
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Employment Area Densities 

Changes to any Employment Area density target within the Employment Strategy 
will directly impact the Existing Employment Area Potential in Table 11 and Vacant 
Employment Area Density Target in Table 12. This will either increase or decrease 
the associated amount of Employment Area land required to meet 2051 forecasts. 

Table 12 provides a summary of the Employment Area Land Needs.   

Table 9: Employment Area Land Need, by Municipality, 2021 to 2051 

Employment Area Land Need by Municipality, 2021-2051 

Municipality Unaccommodated 
Employment Growth 

Vacant 
Employment Area 

Density Target 
(Jobs/ha) 

Employment 
Area Land Need 

(ha)* 

Fort Erie 2,345  15  155  
Grimsby (265) 50  (5) 
Lincoln 740  45  15  
Niagara Falls 420  35  10  
Niagara-on-the-Lake (2,025) 95  (20) 
Pelham 0  0  0  
Port Colborne (1,155) 30  (40) 
St. Catharines 1,605  50  30  
Thorold (815) 25  (35) 
Wainfleet 0  0  0  
Welland 1,105  25  45  
West Lincoln 1,115  25  45  
Niagara Region 3,075  32  210  

Note: Above numbers have been rounded to the nearest 5. 

Employment Area Land Needs Summary 

The result of the Employment Area component of the LNA suggests the Town of 
Fort Erie, City of Welland and Township of West Lincoln do not have sufficient 
supply of Employment Area to accommodate the forecast growth to 2051. 

As noted earlier in this Summary, since May 2021, NES work identified that 
additional vacant lands need to be removed from the developable area calculated in 
the land needs assessment.  This removal of land was most predominant for 
employment areas in certain municipalities with a greater vacant employment area 
land surplus.  Specifically, this had the largest impact in Port Colborne and Thorold. 
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In the current LNA, the surplus has been reduced significantly for these 
municipalities.    

Overall the Region has a need for 210 Hectares of Employment Area. 

Rural Land Needs Assessment 

As directed by the Provincial Land Needs Assessment Methodology, an additional 
assessment was undertaken for Rural Settlement Areas.  

Niagara has a modest population and employment base outside of urban settlement 
areas. Limited growth is anticipated to continue within rural areas and rural 
settlement areas. Between 2021 and 2051, the 2051 Growth Update Memo forecast 
an additional 900 housing units and 8,090 jobs will occur within the rural area.  

The Rural Settlement Area assessment determines where the forecast growth will 
occur within the rural areas and if additional land is required within rural settlement 
area boundaries (also known as Hamlets). 

The Rural Land Needs Assessment has been restricted to municipalities where 
Rural Settlement Areas currently exist and are outside of the Greenbelt Plan Area. 
In other words, the analysis only considers the potential for additional Rural 
Settlement Area lands where supported by Provincial policies.   

Table 13 provides a summary of housing and employment forecasts within both the 
Rural Area and the proportion to be directed to Rural Settlement Areas. Distribution 
of units and employment to Rural Settlement Areas is based on historic trends and 
policy direction within associated Local Official Plans.  

Table 13: Rural Area and Rural Settlement Area Forecasts 

Rural Area and Rural Settlement Area Forecasts: 2021 to 2051 

Municipality 
Rural Area 
Housing 
Forecast 

Rural Area 
Employment 

Forecast 

% Rural Employment 
to Rural Settlement 

Areas 

% Units to Rural 
Settlement 

Areas 
Fort Erie 40 500 0% 10% 
Port Colborne 10 550 100% 100% 
Wainfleet 420 460 50% 60% 
West Lincoln 40 570 100% 50% 

Consultation is ongoing with local municipalities to determine the capacity of 
existing Rural Settlement Areas, vacant lands and NES mapping. The above Rural 
Land Needs Assessment may be refined as part of that consultation and included 
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with the new Niagara Official Plan.  It will include a summary of need within Rural 
Settlement Areas.  

Land Needs Assessment Results 
This Land Needs Assessment provides a total amount of land required to support 
the Made-in-Niagara 2051 forecasts.  

The Province requires the Region provide a cumulative need of Community Area 
and Employment Area assessments.  Niagara Region requires a cumulative 
need of 705 hectares of additional developable urban lands to support a 
minimum of 694,000 people and 274,000 jobs by 2051.  

Conclusion 

This LNA Summary provides a revised draft assessment of how Community Area 
and Employment Area land need is calculated.  

The Growth Plan requires that the Province approve the Region’s final LNA. The 
Region has been consulting with the Province on the draft LNA and will continue to 
communicate until a final assessment is presented to Council as part of the Niagara 
Official Plan in 2022.  

In preparing this document, careful consideration was given to input from the public, 
agency and local area municipalities, as outlined above. The Region will continue to 
consult and make minor refinements in preparing the final LNA as part of the new 
Official Plan. The next round of public consultation is planned for fall 2021. 

Regional staff will seek endorsement in principle of these Forecasts.  After that, 
substantive changes are not planned.  However, refinements to the overall need, or 
distribution between municipalities, may be required.   The overall land need should 
generally remain.  This is to ensure consistent recommendations can be advanced 
for settlement boundaries changes and the Niagara 2051 servicing strategies. 
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Glossary of Terms 

Community Area: Areas where most of the housing required to accommodate the 
forecasted population will be located, as well as most population-related jobs, most 
office jobs and some employment land employment jobs. Community areas include 
delineated built-up areas and designated greenfield areas (Provincial Land Needs 
Assessment Methodology). 

Delineated Built-Up Area: The limits of the developed urban area as defined by 
the Minister in consultation with affected municipalities for the purpose of measuring 
the minimum intensification target in the Growth Plan (Growth Plan). 

Designated Greenfield Area: Lands within settlement areas (not including rural 
settlements) but outside of delineated built-up areas that have been designated in 
an official plan for development and are required to accommodate forecasted 
growth to the horizon of this Plan. Designated greenfield areas do not 
include excess lands (Growth Plan). 

Employment Area: Areas where most of the employment land employment jobs 
are (i.e. employment in industrial-type buildings), as well as some office jobs and 
some population-related jobs, particularly those providing services to the 
employment area. Employment areas may be located in both delineated built-up 
areas and designated greenfield areas (Provincial Land Needs Assessment 
Methodology). 

Employment Land Employment: all employment in urban industrial-type 
employment areas, excluding major office. As well, large retail concentrations and 
major institutions that lie within employment areas are excluded from the 
Employment Land Employment category (2020 Growth Plan).  

Excess lands: Vacant, unbuilt but developable lands within settlement areas but 
outside of delineated built-up areas that have been designated in an official plan for 
development but are in excess of what is needed to accommodate forecasted 
growth to the horizon of this Plan (Growth Plan). 

Headship Rate: The headship rate is defined as the ratio of the number of 
household heads or household maintainers to the population 15 years of age and 
older (Government of Canada). 

Intensification: The development of a property, site or area at a higher density 
than currently exists through: 
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a. redevelopment, including the reuse of brownfield sites; 

b. the development of vacant and/or underutilized lots within previously 
developed areas; 

c. infill development; and 

d. the expansion or conversion of existing buildings (PPS, 2020). 

Major Office: Freestanding office buildings of approximately 4,000 square metres 
of floor space or greater, or with approximately 200 jobs or more (Growth Plan). 

Population-Related Employment: Population-Related Employment is all 
employment within urban community areas, except major office, and is mainly 
commercial retail, institutional and urban work at home employment. Major 
concentrations of retail or large institutions excluded from Employment Land 
Employment are also part of Population-Related Employment (2051 Growth 
Update). 

Rural Area: Rural Area, for the purposes of the Land Needs Assessment, refers to 
all lands outside of urban Settlement Area Boundaries. The Rural Area includes 
Rural Settlements, Prime Agricultural Lands and Rural Lands. 

Rural Employment: all employment occurring within the rural geography with the 
few exceptions for major industrial uses or larger rural industrial areas. Work at 
home employment is typically a substantial proportion of the rural employment base 
(Hemson Consulting, Niagara Region Municipal Comprehensive Review ‒ Growth 
Allocation Update to 2051). 
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Appendix 3: Summary of Comments Received Relating to Land Needs Assessment and Settlement Area Boundary Review 
Below is a summary of written comments received on PDS 17-2021 between May 2021 and July 15, 2021, related specifically to the Land Needs 
Assessment, Settlement Area Boundary Review, and employment conversions.  Comments received verbally through municipal meetings and Public 
Information Centres are not summarized below.   
Detailed comments are available at the Region’s website:  Niagara Official Plan https://www.niagararegion.ca/official-plan/ 
 

Commenter  Comment Summary Regional Response Action Taken 

Town of Pelham 
Town staff support 2051 population and 
Employment forecasts, as well as Town’s 
intensification rate.  This was endorsed by 
Pelham Council (Report #2021-0108).  

Staff acknowledge the Town’s support of 
the Region’s work to date on the 
forecasts. 

Region Planning staff will continue to 
consult with Pelham staff on the LNA 
and related processes. 

Town of Pelham 
Town staff support draft Community Area land 
need of 40 ha.  This was endorsed by Pelham 
Council (Report #2021-0108).  

Staff agree with Pelham comments on 
minor expansion need.   

Region Planning staff will continue to 
consult with Pelham staff on minor 
expansion need through its SABR 
process.  

Town of Pelham 

Town staff have identified locations for potential 
expansion through property owner requests and 
have provided their assessment of those which 
are practical for consideration and those which 
are not, having regard for provincial policies 
relating to expansion. 

Comments received.  

Region Planning staff will continue to 
consult with Pelham staff on minor 
expansion need through its SABR 
process. 
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Commenter  Comment Summary Regional Response Action Taken 

City of Niagara 
Falls 

City staff support the 2051 population target of 
141,560 people and housing growth of 20,220 
units for the 2021 to 2051 period.  

Staff acknowledge the City’s support of 
the Region’s the work to date on the 
forecasts. 

Region Planning staff will continue to 
consult with City staff on the LNA and 
related processes. 

City of Niagara 
Falls 

Niagara Falls staff request that the City 
intensification rate be changed from 50% to 60%, 
to reflect work undertaken on the City’s Housing 
Needs and Supply Report.  Corresponding 
changes are requested to the Region’s Land 
Needs assessment materials.  

Niagara Region staff support the City’s 
Housing work.   

The Region’s Intensification Rates are 
based on the Land Needs Assessment 
Methodology released by the Province. 
The City’s Housing work suggested 
increased intensification to address 
Housing needs, but did not include 
analysis of land needs, including market 
demand.  

The Region will continue to work with 
the City to support the City’s Housing 
work.     

The City is encouraged to apply a 
greater intensification rate, above the 
minimum identified in the Niagara 
Official Plan, through the City’s future 
Official Plan conformity exercise.  At 
this time, in the Region’s Official Plan, 
we do not intend to change the City’s 
intensification rate from 50% to 60%.  

City of Thorold 

Identified excess lands through the Regions' LNA 
need to be addressed through tools and policies 
in the Region's Official Plan. At this time, those 
policies and tools have not yet been prepared. 
Development of these policies and tools should 
be done in conjunction with local Planning staff.  

Work is ongoing on policies and tools to 
manage lands that are currently 
designated beyond the 2051 planning 
horizon.  

Additional policies are forthcoming in 
Fall 2021 to address this comment.  
Region and Thorold staff will meet to 
collaboratively work on policies.   
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Commenter  Comment Summary Regional Response Action Taken 

Town of Lincoln 

Staff opine that Lincoln’s population forecasts are 
low considering current development proposals 
and the planned higher densities in the 
Beamsville GO Station Area and Prudhommes 
area.  

Based on a detailed review of the 
development proposals and servicing to 
2051, more population is needed in 
Lincoln’s built-up area.   

Lincoln is assigned an additional 10,000 
people to 2051, exclusively in the 
delineated built-up area. This results in 
an intensification rate of 90% and no 
additional need for Community Area 
lands to 2051.  

Town of Lincoln 

The Region allocated an additional 900 
households to Lincoln’s Designated Greenfield 
Area (DGA) over the next 30 years. Lincoln staff 
opine this figure is low, given the location of DGA 
in the Beamsville GO Station area planned for 
higher transit-oriented densities. 

 
The DGA lands in the Beamsville GO 
Transit Station Area Secondary Plan 
Land Use Schedule are predominately 
Office Commercial and Transit Station 
Area.  Thus, only 900 residential units are 
forecast.  However, this unit forecast is a 
minimum target.  

No action taken at this time. Minor 
refinements may be made to the 
housing unit mix prior to the completion 
of the Niagara Official Plan.  

Town of Lincoln Lincoln supports the Region’s allocation of 0.5% 
growth to the Rural Area.  

Staff acknowledge the Town’s support of 
the Region’s work. None. 

Town of Lincoln 
Staff opine that a larger proportion of growth 
should be allocated to apartment unit types. This 
reflects recent applications, planned densities 
and land supply. 

On further data review, Regional staff 
have adjusted the unit mix and included a 
greater share of apartment units. This is 
assigned exclusively within the built-up 
area.  

Lincoln is assigned an additional 4,225 
apartment units through the Made-in-
Niagara Forecast.  
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Commenter  Comment Summary Regional Response Action Taken 

Town of Lincoln 

Town staff previously requested a number of 
technical amendments as part of the Provincial 
Plans Review and Municipal Comprehensive 
Review. The Town’s suggested boundary 
amendments that were included in staff report PL 
16-13 continue to be carried forward to the 
Region for consideration. Town staff request to 
be provided with draft mapping from the Region 
when it becomes available for comment. 

Region staff acknowledge receipt of 
technical boundary adjustments, and will 
comment at a later time.  Technical 
adjustments are not the same as 
boundary expansions – these are minor 
and intended to fix a technical matter.  

Staff are working on technical boundary 
adjustments for reporting in Fall 2021.  

Town of Fort Erie 

Town Staff reviewed the Draft LNA and Draft 
Forecasting Polices and are generally satisfied 
with the proposed intensification rates, growth 
allocation numbers and land needs assessment. 
However the Town felt although close, more 
employment area was needed based on its 
consultant findings (Report PDS-54-2021).   

Staff acknowledge Town’s support of 
Region’s work on the LNA and 
allocations. The revised Made-in-Niagara 
Forecast and updated LNA has more 
employment area in Fort Erie than the 
May Forecast and LNA.  

Region Planning staff will continue to 
consult with Fort Erie staff on the LNA 
and related processes. 

Town of Fort Erie 
The Town, through the approved Urban Area 
Boundary Expansion Study, has forwarded 
expansion candidate sites to the Region for 
consideration.  

 

Staff received the Town’s reports on 
preferred expansions. These will be 
reviewed as part of the Region’s SABR 
process. 

 

Region Planning staff will continue to 
work with Fort Erie staff on the SABR 
expansion process. 
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Commenter  Comment Summary Regional Response Action Taken 

Town of Fort Erie 

The Town has the ability to legislatively advance 
40 ha expansions outside of the MCR process. 
Addendum 2 of the Urban Area Boundary 
Expansion Study, identified sites and priorities for 
these expansions, should candidate sites not be 
considered by the Region. 

Only the Region can expand boundaries.   

The Growth Plan has a policy that allow 
expansions for up to 40 Ha in advance of 
a municipal comprehensive review (i.e. 
new Official Plan), subject to specific 
requirements.  The Region is not 
processing 40 Ha expansion requests at 
this time since it is not in advance of a 
municipal comprehensive review.  

Comment received.  No action taken.  

City of Welland 
Welland staff seek clarification on draft Regional 
Structure policy 2.2.5.6 as it relates to criteria 
development by the Region for expansions and 
local involvement. 

This policy relates to criteria developed 
for the SABR review, which has been 
discussed at several meetings with local 
staff.  

Regional staff are considering revisions 
to this policy to better reflect the draft 
SABR criteria.  

City of Welland 
City Staff inquired on the relationship between 
established neighbourhoods and declining 
population growth over the 30 year planning 
horizon.   

Established neighbourhoods generally 
have an older demographic than new 
neighbourhoods; as a result, the average 
number of people per unit is expected to 
decline slightly from 2021- 2051.  

No action taken. 

City of Welland 
City Staff inquired how additional dwelling units 
(sometimes called Secondary Suites) are 
captured in the forecast and suggested a higher 
forecast be provided for the City of Welland.  

Through consultation with Welland staff 
after receipt of this comment, the Region 
and City agreed that 50 additional units 
per year for Secondary Suites was an 
achievable target.  

Welland is assigned an additional 1,600 
apartment units in the Made-in-Niagara 
Forecast. The majority of additional 
apartment units are anticipated to be 
Secondary Units.   
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Commenter  Comment Summary Regional Response Action Taken 

City of Welland 

City Staff note the population and housing 
forecast seems low for Welland. Planning 
applications and pre-consultations surpass some 
draft figures, especially for apartment units. 
These projects will commence within the next half 
decade or less.  

Based on a detailed review of 
development proposals and servicing to 
2051, more population is needed in 
Welland’s built-up area.  

In the updated Made-in-Niagara 
Forecast, Welland is assigned an 
additional 10,000 people to 2051, 
exclusively in the built-up area. This 
results in an intensification rate of 75% 
and no additional need for Community 
Area lands to 2051.  

City of Welland 
City Staff noted that Employment Area needs 
increased as Natural Heritage mapping is 
updated. 

Refinements to the Natural Environment 
System (NES) have been on going since 
the May report.  Since that time, the 
Region has protected more 
environmental lands in Employment 
Areas, including in Welland. This results 
in less developable Employment Area in 
Welland.  

The revised LNA has a small need for 
additional Employment Area land in 
Welland. NES work, including 
consultation on it, is ongoing.  Thus, the 
final land need may have minor 
adjustments prior to completion in the 
Official Plan.  

City of Welland 

Based on the methodology for determining 
developable land, including the removal or 
discount of Natural Heritage features, City Staff 
ask if the amount of developable land within 
existing Employment Areas will be impacted.  

The Employment Area calculations for the 
LNA are based on developable land 
supply and remove natural heritage 
features and encumbered lands.  

No action taken.   
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Commenter  Comment Summary Regional Response Action Taken 

City of Welland 

The City is currently having its own forecasts 
being created as part of our own Official Plan 
review. These forecasts will be included in the 
updated Official Plan document. The City will 
consider policies in its Zoning and OP where 
necessary that are in adherence to the 
requirements of Provincial Policy.  

The Growth Plan identifies that the 
Region is responsible for allocating 
forecasts.  Until the Region allocates 
forecasts, the forecasts that existed on 
August 28, 2020 remain in effect.  Future 
forecasts established by Welland must 
conform to the Niagara Official Plan and 
Growth Plan.  

None at this time.  

Township of West 
Lincoln 

West Lincoln supports the Regional growth 
allocations as provided to West Lincoln.  

Staff acknowledge the Township’s 
support of the Region’s work to date on 
the forecasts. 

None at this time. 

Township of West 
Lincoln 

Township staff provided report PD-077-21 which 
identifies a rural hamlet review work program to 
be completed in accordance with the Region’s 
SABR Appendix 18.3.  

Regional planning staff acknowledge the 
Township’s work plan and are available to 
consult as needed. 

Region will work with Town and 
consultant as needed during their study. 

Niagara 
Escarpment 
Commission 

NEC requests that it be consulted if any of the 
proposed urban designations in the Region’s 
Official Plan are for properties within the NEP 
Area.  The Region cannot approve urban 
amendments, unless the change in designation 
has first been approved by the Province.   

Any boundaries changes related to the 
NEP area, including technical 
adjustments, will be discussed with the 
NEC and local planning staff.  

Region has ongoing meetings with the 
NEC and will address this topic at future 
meetings.   

Niagara 
Escarpment 
Commission 

NEC would like to assist with mapping 
discrepancies; it has new digital maps for the 
NEC Area of Development Control starting July 1, 
2021. 

Comment received. None at this time.  A
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Commenter  Comment Summary Regional Response Action Taken 

Public 

Question about potential redevelopment and land 
use designation changes to the lands west of 
Garner Road, north of McLeod Road, and south 
of Lundy's Lane in Niagara Falls. Concerned 
about urban expansion areas in the vicinity of 
their rural residence. 

This is to be considered as part of the 
Region’s SABR process.   

Planning staff communicated with 
commenter to outline SABR and 
reasons why the process is needed.   

Public 

Question about whether the Region has changed 
the land use designation of lands on the east side 
of Rice Road, in Pelham, from agricultural land to 
rural or urban? Contends that it should be re-
designated due to Pelham’s zoning, extension of 
services, and dormant agricultural fields. 

This area is under consideration for 
possible expansion.   

Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Public 
Will 1538 RR20 will be brought into Bismark 
Hamlet in West Lincoln? Region should review 
hamlet boundaries to capture all of the R1A zone. 

Staff are reviewing request to determine if 
request is an expansion or technical 
adjustment.  The change requested will 
not add building lots in hamlet. 

Staff communicated with requestor to 
outline process and provide location for 
materials.  
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Commenter  Comment Summary Regional Response Action Taken 

Preservation of 
Agricultural Land 

Society (PALS) 

PALS regards the use of a higher population 
projection by Niagara than that provided by the 
province as subversive of good land use planning 
across Ontario. Comments with respect to 
rejecting provincial population projections.  

The Region must plan for the population 
forecasted in the Growth Plan, as a 
minimum.  

Decision of Regional Council must 
conform to the Growth Plan.  

In developing forecasts, Staff consider all 
planning matters, including climate 
change, the natural environment system, 
and core housing needs/affordability. The 
Made-in-Niagara Forecasts best address 
these matters.   

Staff recommend proceeding with the 
Made-in-Niagara Forecasts for the 
reasons identified here and in the 
covering report.   
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Commenter  Comment Summary Regional Response Action Taken 

Preservation of 
Agricultural Land 

Society (PALS) 

Understands that a 460 hectare urban expansion 
for residential needs has been determined. 
Comments that this figure hasn't been defended 
and logically explained. Inquires about how this 
can be subject to change and why there is need 
for expansion of employment lands, with no 
precise figure provided. This does appear to 
eliminate the notion that residential needs can be 
accommodated through re-designating 
employment lands. 

A detailed May 2021 Draft Land Needs 
Assessment (LNA) is provided in 
Appendix 3.2 of PDS 17-2021.  An 
updated version of the LNA is attached to 
this report as Appendix 1.  This LNA was 
developed in conformity to the Provincial 
Land Needs Assessment Methodology, 
which identifies the specific components, 
inputs and assumptions required.   
 
Employment Areas are a component of 
the LNA. The additional Community Area 
land cannot be supported through re-
designating employment lands.  A 
reduction in existing Employment Areas 
to support Community Area development 
would create a greater need for 
Employment Area. 

Staff recommend proceeding with the 
Made-in-Niagara Forecasts for the 
reasons identified here and in the 
covering report.   

Preservation of 
Agricultural Land 

Society (PALS) 

Supportive of urban boundary expansion in 
Welland as it has been carefully planned for 10 
years, has a linked natural heritage system, and 
can be logically serviced by transit. PALs not 
supportive of urban boundary expansions in Fort 
Erie and West Lincoln, for reasons of lack of 
transit support and loss of agricultural land, 
natural heritage and water resource features. 

Comment received.  Expansions remain under consideration 
as part of SABR process. 
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Commenter  Comment Summary Regional Response Action Taken 

Timberlee Glen 
Development Ltd. 

(IBI Group) 

IBI Group representing Timberlee Glen 
Development Ltd., respecting lands in the Port 
Weller East area of St. Catharines, south of 
Lakeshore Road, between Read Rd and the 
Welland Canal, outlines reasons for making these 
lands a mixed-use area.  These lands are 
currently employment and comprise 
approximately 18.4ha.  

This matter is the subject of an OLT 
appeal relating to St. Catharines OPA 26.  
At this time, the Region does not agree to 
change the designation on these lands 
from employment area.    

Employment Area conversions remain 
under consideration as part of the 
SABR process, for reporting in Fall 
2021. 

Marco Marchionda 
(Marcasa Homes 

Inc.) 

Submission made in respect of lands on the north 
side of Regional Road No. 81 in the area of Cline 
Rd. comprised of approximately 2.4 ha. in 
Grimsby.  

How does the ROP identify the lands between 
Casablanca and Kelson Ave? Question about the 
potential for a MCR in Grimsby rather than NOTL 
given available infrastructure for development. 

Area identified is within Greenbelt and 
currently prohibited from being 
considered for expansion. Lands would 
need to be removed from the Greenbelt 
through Provincial process prior to 
consideration for expansion. 

Regional staff have advised commenter 
of Provincial prohibition for expansion. 

Owner 
(Antrix Architects 

Inc.) 

Request to include south side Forkes Street (25 
acres south-west of Forks Rd and Elm St) that 
spans both Welland and Port Colborne municipal 
boundaries, be brought into Urban Area. Total 
lands comprise approximately 45.2 ha. 

This area is under consideration for 
possible expansion.   

Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 
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Commenter  Comment Summary Regional Response Action Taken 

Hummel Properties 
(urbanMetrics inc.) 

Submitted in respect of lands located at 1287, 
1301 and 1313 Niagara Stone Road (6.7 ha.) on 
the southern boundary of Virgil, and 308 Four 
Mile Creek Road (0.2 ha.) in St. Davids. 

Commented on the share of household growth 
allocated to Niagara-on-the-Lake and suggested 
a higher rate of 6.8% be used rather than 5%. 

Allocations of household growth have 
been evolving since initial scenarios were 
established in 2016. In 2019, Town staff 
suggested, and the Region agreed, the 
housing share be lowered to 5% as the 
developments in Old Town, Virgil and St. 
David’s were being built-out.  

No action at this time.  

Hummel Properties 
(urbanMetrics inc.) 

Submitted in respect of lands located at 1287, 
1301 and 1313 Niagara Stone Road (6.7 ha.) on 
the southern boundary of Virgil, and 308 Four 
Mile Creek Road (0.2 ha.) in St. Davids. 

urbanMetrics suggests consideration be given to 
seasonal dwellings and how they will impact the 
LNA. 

Niagara has a considerable supply of 
housing units that are not occupied by a 
usual resident – this includes both 
seasonal dwellings and student housing. 
Additional consideration could be 
considered for how these units drive 
housing need.   

Consideration for units not occupied by 
usual residents (seasonal and student 
dwellings) are under further 
consideration for possible minor 
adjustment in final LNA included with 
Official Plan.  

Hummel Properties 
(urbanMetrics inc.) 

Submitted in respect of lands located at 1287, 
1301 and 1313 Niagara Stone Road (6.7 ha.) on 
the southern boundary of Virgil, and 308 Four 
Mile Creek Road (0.2 ha.) in St. Davids. 

urbanMetrics requests conversion of lands from 
employment to non-employment use in Niagara-
on-the-Lake, based on specific comments 
included in their submission. 

Comments received.    

Employment Area conversions remain 
under consideration as part of the 
SABR process, for reporting in Fall 
2021. 

502 Winston Road 
Inc.  

(IBI Group) 

Request for consideration of an urban boundary 
expansion - Lands at 502 Winston Rd. in Grimsby 
comprised of approximately 5.8 ha.  

Area identified is within Greenbelt.  
Provincial policy prohibits the Region 
from expansion in the Greenbelt, unless 
lands are removed from it.   

Regional Planning staff have advised 
agent of the Provincial Plan prohibition. 
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Commenter  Comment Summary Regional Response Action Taken 

Iron Horse Stables 
(Niagara) Inc. 

(JV Consulting) 

Request for consideration of an urban boundary 
expansion - Iron Horse Stables (Niagara) Inc. 
adjacent to existing settlement area boundary in 
Chippawa. 95 ha in size and bound by Sodom 
Road (west) and Willoughby Drive (east)- 
Niagara Falls 

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

(1) Niagara Falls 
Park Inc. 

(2) Niagara Estates 
of Chippawa 

(3) Lyons Creek 
Niagara Falls  
(Trans Global 

Partners Canada) 

Request for urban boundary expansion in 3 
separate locations in Niagara Falls – (1) 5021 
Gardner Rd (81.2 ha.), (2) east side Sodom Rd 
between Willick Rd and Weaver Rd (36.9 ha.) 
and (3) northeast corner of Stanley and Logan Rd 
(36.6 ha.)  

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Owners 
(Weston 

Consulting) 

Request for urban boundary expansion at 9941 
Lundy's Lane in Niagara Falls being 
approximately 24.5 ha. 

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Rankin Engineering 
Inc. 

(MHBC Planning) 

Request for Employment Area Conversion for 
lands in the STC-2 Hannover Employment Area 
for non-employment use. Lands are identified as 
218, 222, 250 Martindale Road; 20, 25, 75 
Corporate Park Drive and comprise 
approximately 10 ha. in St. Catharines. 

This site was recently addressed through 
St. Catharines OPA 26. At this time, the 
Region does not agree to change the 
designation on these lands from 
employment area.    

Employment Area conversions remain 
under consideration as part of the 
SABR process, for reporting in Fall 
2021. 
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Commenter  Comment Summary Regional Response Action Taken 

Grand Niagara 
(The Planning 
Partnership) 

Grand Niagara request for urban boundary 
expansion in Niagara Falls being approximately 
138 ha. west of the existing Grand Niagara golf 
course lands.  

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

River Realty, Club 
Italia, Redeemer 

Bible Church 
(Niagara Planning 

Group) 

Request for urban boundary expansion of 
approximately 40 ha. in Northwest Niagara Falls 
between the QEW and Montrose, south of 
Niagara Sports Centre Limited lands (Regency 
Motel).  

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Anthony Romano, 
Andrew Zhongan, 
and Young Hong 
(Niagara Planning 

Group) 

Request for urban boundary expansion – 
northeast Corner of Lundy's Lane and 
Beechwood in Niagara Falls and comprising 
approximately 12.9 ha.  

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Niagara Sports 
Centre Limited 

(Douglas, 
Morningstar & 

Bonin LLP) 

Letter of support for Niagara Sports Centre 
Limited and Ralph Biamonte for expansion of the 
northwest quadrant in Niagara Falls to include 
lands of approximately 64.8 ha.  

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Grand Niagara 
Legends Estate Inc. 

(MHBC Planning) 

Grand Niagara Legends Estate Inc. request for 
urban boundary expansion of lands on the north 
side of Weaver Rd, east of Willoughby Drive, and 
south of Legend's way in Niagara Falls. Total 
area requested expansion is approximately 206 
ha. 

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. A
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Commenter  Comment Summary Regional Response Action Taken 

Owner 
G. Douglas Vallee 

Limited 

Request for urban boundary expansion at 949 
Clare Ave in Pelham are comprised of 
approximately 4.1 ha. 

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Owner 
G. Douglas Vallee 

Limited 

Water and waste water calculations for 949 Clare 
Ave potential expansion in Pelham. Comments received.   None at this time.   

Kaneff Properties 
Limited 

(MHBC Planning) 

Request for urban boundary expansion at 590 
Glendale Avenue in St. Catharines being a 
portion of the site and totaling approximately 17 
ha.  

Lands currently awaiting decision from 
NEC on designation.   

Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Prica Global 
Enterprises Inc. 
(The Planning 
Partnership) 

Request for both an employment area conversion 
and settlement area expansion involving lands 
totaling approximately 16.3 ha. - Price Global 
Enterprises Inc. at 38 Merritville Inc. and Schmon 
Parkway. 

Comments received.  

Expansion and employment 
conversions are under consideration as 
part of SABR process, for reporting in 
Fall 2021. 

P. Coletto & Mr. D. 
Bartels 

(T. Johns 
Consulting Group) 

Rural settlement area boundary expansion 
request - 8250 Mud Street West and 3498 
Grassie Rd, West Lincoln totaling approximately 
31 ha.  

Comments received.   
Rural expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Owner 

Consultant for 5415 Hwy 20 West Lincoln 
inquiring about the property and potential 
expansion of the Bismark Hamlet Boundary. 
Inquires about studies/reports required and the 
overall process for the expansion.  

Planning staff responded to inquiry to 
provide information relating to rural 
settlement area expansion criteria. 

Rural expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. A
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Commenter  Comment Summary Regional Response Action Taken 

P. Coletto & Mr. D. 
Bartels  

T. Johns Consulting 
Group 

Preliminary letter expressing rural settlement 
area boundary expansion request - 8250 Mud 
Street West and 3498 Grassie Rd, being totaling 
approximately 31 ha. in West Lincoln  

Comments received.   
Rural expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Andre Leblanc  
(IBI Group) 

Rural Settlement area boundary expansion 
request in the Caistorville Hamlet - Part Lot 20, 
Concession 1, West Lincoln. Request area is 
approximately 7.1 ha.  

Comments received.   
Rural expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Stuart Wright 
(Quartek) 

Request for urban boundary expansion- 1555 
Nigh Road- Lands West of Buffalo Rd to Rosehill 
Rd- Town of Fort Erie. Site totals approximately 
10.7 ha. 

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Marz Homes 
(A.J. Clarke and 
Associates Ltd.) 

Engineering Feasibility Report for expansion at 
Schooley Rd and Michener Rd in Fort Erie 
totaling approximately 8.3 ha. 

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Marz Homes 
(A.J. Clarke and 
Associates Ltd.) 

Planning Rationale Report for expansion at 
Schooley Rd and Michener Rd in Fort Erie 
totaling approximately 8.3 ha. 

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Marina (Green 
Acres) 

Developments Inc. 
(Niagara Planning 

Group) 

Request for settlement area boundary expansion 
for lands on the south side of Bertie Street, east 
of the Fort Erie Golf club and comprised of 
approximately 10.2 ha. in Fort Erie. 

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 
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Commenter  Comment Summary Regional Response Action Taken 

Jukic Group Inc. 
(Bousfields Inc.) 

Request for urban boundary expansion for 'Black 
Creek Commons' by Jukic Group Inc. in Fort Erie. 
Materials provided include planning rationale, 
concept master plan, and responses to MCR 
criteria. Total of lands is approximately 371 ha. 
between Stevensville and Douglastown.   

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 

Owners 
(LANDx 

Developments Ltd.) 

Request of for technical mapping adjustment for 
100 Dock Road in Thorold.  Comments received.   Staff are working on technical boundary 

adjustments, for reporting in Fall 2021. 

LJM Developments 
 (Niagara Planning 

Group) 

Request for urban boundary expansion for Pt Lot 
154 Garner Rd on the west side of Garner 
between Lundy’s Lane and McLeod Road in 
Niagara Falls, comprised of approximately 24.1 
ha.  

Comments received.   
Expansion consideration is under 
review as part of SABR process, for 
reporting in Fall 2021. 
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Memorandum

To: Mayor Sendzik and Members of Council 

Cc: Senior Leadership Team 

From: Brian York, Director, Economic Development and Government Relations 
Lori Mambella, Manager, Programs and Culture Services 

Date: September 5, 2021 

Subject: Support for Musicians and Live Music Venues 

__________________________________________________________________ 

This memorandum serves to inform Council of City support for musicians and live music 
venues during the COVID-19 pandemic. The live music industry has been significantly 
impacted by COVID-19, including venue closures, various restrictions, and limited 
capacities.  

COVID-19 Recovery for the Performing Arts Sector  
In 2020, City Council approved an investment of $400,000 for the St. Catharines 
Cultural Investment Program (SCCIP) funding to arts and culture organizations and 
individual artist-led projects, an increase of $58,413 over 2019. Within this funding 
envelope, $352,400 was invested through two programs that were designed to assist 
local performing arts organizations and artist-led performing arts projects with pandemic 
recovery. (The balance of $47,600 was allocated to visual arts projects and Culture 
Days Activity Program funding.) The two COVID-19 Recovery programs were as 
follows: 

1. An expedited funding program for all arts and culture organizations that
received SCCIP Sustaining Program funding in 2019. This program did not
require organizations to submit detailed applications and there was no review
committee evaluation. As a result, the process required much less time and effort
for these organizations and the funding was released three months earlier than
usual. Allocations were calculated based on each organization’s 2019 funding
amount plus a 1.9% cost-of-living increase. The total amount of expedited
funding provided to these organizations was $291,905, with $113,070 of this
amount allocated to music presenting/performance organizations and festivals.

2. The Arts and Culture Community Revitalization Program (ACCRP) which
supported projects that engaged residents through performances, community art
experiences, neighbourhood cultural activities and/or experiences that
encouraged participation, creativity, and innovation. Priority was given to arts and
culture initiatives that supported downtown revitalization and/or sought to
enhance public life during recovery from the COVID-19 pandemic. The total
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amount of funding provided to performing arts projects through this program was 
$60,495, with $14,500 of this amount allocated to music-focused projects. 
 

Additionally, Economic Development and Tourism Services and Community Recreation 
and Cultural Services has continued to support the cultural, entertainment and creative 
arts sector through the following partnership / sponsorship investments: 
 

• Ongoing sponsorship of musical acts during the road closures in 2020 and 2021 
 

• In coordination and partnership with the Niagara Grape & Wine Festival, the 
activation of the vacant corner lot at 201 St Paul Street, which included a wine 
bar as well as several musical acts 

 

• Significant investment in Holiday Square (201 St. Paul Street) including light and 
sound activations as well as on-site Disney themed actors/characters  
 

• Sponsorship in 2020 of Niagara Artist Centre’s Nomadic Drive in Cinema as well 
as this year’s Mighty Niagara Film Fest 
 

• Commissioning of street art in partnership with both the Downtown Association 
and the Niagara Artist’s Centre in 2020 and in 2021  
 

• Sponsorship of Art Gallery and installation projects at Silver Spire Church in 
partnership with Niagara Artist’s Centre 
 

• Significant investment in Emancipation Day programming including live and 
virtual performances at the First Ontario Performing Arts Centre and virtual TD 
Niagara Jazz Festival performances 
 

• Sponsorship of the Niagara Artist Centre’s new Show Mobile in partnership with 
Community Recreation and Cultural Services.  This includes three event date 
bookings for live entertainment in the self-contained mobile stage 
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City Council Outstanding Reports List

Reports by Strategic Pillar
Cultural 1 Economic 8

Environmental 3 Social 13

Reports Related to Strategic Plan 25

Reports Unrelated to Strategic Plan 2 Updated: September 15, 2021

Relation to 

Strategic Plan

ORL # Requested Requested by Request Lead Dept. Expected Return 

Date

Comments

Economic 2019-22 15-Jul-19 Townsend Amend sign by-law to permit digital signage on City-owned properties and 

buildings, including the appropriateness and ability to include third-party 

advertising as part of digital signage on City-owned properties.

PBS / 

COMMS

Q1 2022 Appeal Information Report - Application for Sign By-law 

Variance; 142 St. Paul Street; Owner: 2400795 Ontario 

Inc. was deferred 8-12-19 until ORL #2019-22 is 

presented to Council. Requested return Q4 2019

Economic 2020-11 10-Aug-20 Porter Support programs for musicians and live music venues, including but not limited to 

property tax relief or rebate programs for live performance venues

CRCS / FMS September 27, 2021 At the request of Councillor Porter, this will now be a 

memo

Economic 2021-11 10-May-21 Social Pillar That the diverse supplier policy proposal from the Anti-Racism Advisory 

Committee, as amended, be sent to City Council to request a report back by the 

end of Q4 2021 from City staff on the development of a Diverse Supplier Policy.

FMS Q4 2021 Requested return date of end of Q4 2021

Economic 2021-14 10-May-21 Surplus Lands 

Dev TF

That staff be directed to prepare a report regarding 2 Facer Street, including 

condition of the facility and the potential to declare the property surplus with 

consideration to not displacing the existing tenant.

FMS / EFES Q4 2021 or Q1 2022

Economic 2021-15 14-Jun-21 Miller Report back on the City's current remuneration formula for members of Council, 

including how and when the formula was developed, as well as the remuneration 

for Councillors at comparator municipalities. 

FMS Q1 2022 Include information on reimbursement for committee 

chairs and administrative supports for Councillors at other 

municipalities

Environmental 2020-18 16-Nov-20 Townsend / 

Sorrento

That staff be directed to prepare a report on the costs associated with beautifying 

the Bunting Road corridor between Scott Street and the Garden City Skyway to 

include tree planting, grassed boulevards, floral, etc. 

EFES Q4 2021 From Nov. 18, 2020 GC meeting (formerly BSC) - That 

$50,000 for a visioning or master streetscape plan to 

recommend improvements to the Bunting Road corridor 

be included in the Draft 2022 Operating Budget

Environmental 2020-31 22-Dec-20 Siscoe / Porter Report back on opportunities to improve the stormwater system in the city. EFES Q4 2021 Staff will provide a memo to Council. Anticipated return 

date Fall 2021

Social 2019-29 09-Sep-19 Littleton Report back on the existing street naming process with ways to include more 

public engagement, perhaps similar to the park naming process

PBS Q4 2021

Social 2020-10 27-Jul-20 Porter Strategy and options for the relocation of the Private Watson statue CRCS October 2021 See Council Minutes from July 27, 2020 for list of groups 

to be consulted for the report

Social 2020-14 19-Oct-20 Kushner The approval of a Cannabis grow-op at the corner of St. Paul Street West and 

Vansickle Road

PBS October 2021 Include information on roll of Canada Health, zoning and 

notification of ward councillors. Will be a memo to Council.

Social 2021-02 18-Jan-21 Miller Repeal / review and update the City’s loitering by-laws and report back to Council MW Q4 2021 Staff to provide a memo to Council in August or 

September 2021 noting issue will be included in Pilot 

study with Gateway of Niagara (Deputy CAO to speak to 

Gateway)

Social 2021-04 18-Jan-21 Social Pillar Produce a report on amending Facility and Design Standards (FADS) in the 

following sections: Section 4.2.7 Universal Washrooms and Section 4.5.2 Outdoor 

Recreational Facilities – Playground

CRCS / EFES Q4 2021 See Council Minutes of January 18, 2021 for what is to be 

included in the report

Social 2021-12 10-May-21 Social Pillar Amend the current by-law for the erection of signs and other advertising devices 

to state that no person shall display or cause to be displayed a sign that bears a 

hate message or a logo, crest or graphic that would convey such a message

PBS / LCS Q4 2021

Social 2021-13 10-May-21 Social Pillar That staff provide a report by Q4 2021 on the options for improving accessibility of 

the Carousel to make it more inclusive 

CRCS / EFES Q4 2021

Social 2021-18 9-Aug-21 Social Pillar Amend By-law 2007-295 (a By-law to address Public Nuisances) under Section 2 

"Prohibitions" to add: “No person shall, in a public place, unnecessarily interfere 

with another person’s use and enjoyment of the Public Place by using abusive or 

insulting language as a personal invective." 

LCS Q1 2022 Staff report to also include information on adding 

"aggressive behaviour" to the Public Nuisances by-law

Social 2021-19 30-Aug-21 Phillips That staff be directed to prepare a report on the possibility of capturing grey water 

from municipal facilities, such as splash pads and the St. Catharines Kiwanis 

Aquatics Centre, into cisterns in order to irrigate municipal sports fields and 

gardens as well as hanging baskets and planters. 

EFES / PBS 2022 In the report include information on the timing, locations 

and costs associated with capturing grey water.

None 2019-47 16-Dec-19 Miller / Mayor 

Sendzik 

That the request for funds to be used to record in-camera meetings be referred to 

2020 for a report including the upgrading of screening services for all meetings 

(open and closed sessions). 

LCS 
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Relation to 

Strategic Plan

ORL # Requested Requested by Request Lead Dept. Expected Return 

Date

Comments

Follow Up Reports
Relation to 

Strategic Plan

ORL # Requested Requested by Request Lead Dept. Expected Return 

Date

Comments

Economic 2020-16 09-Nov-16 Garcia That staff report back in 2021 on remediation costs for applications that are a 

minimum of 5% of total past and future project costs.

PBS Q4 2021 Follow up report to PBS-154-2020. See General 

Committee minutes of November 9, 2020

Economic 2020-17 09-Nov-16 Mayor Sendzik That Council bring back the Accessory Dwelling Unit Program in 2022 to come 

back as part of an update on the overall CIP program annual report.

PBS Q4 2021 Follow up report to PBS-154-2020. See General 

Committee minutes of November 9, 2020

Economic 2021-10 10-May-21 Siscoe That staff report back on removing the owner occupant requirement for rural 

properties

PBS October 2021 Follow up report to PBS-029-2021. See Council Minutes 

of May 10, 2021. Will be a memo to Council.

Environmental 2021-16 28-Jun-21 Siscoe Report back in Q4 2021 on the Ontario Street Secondary Plan launch including 

scope, preliminary workplan, public engagement strategy, and study partnership 

options

PBS Q4 2021

Social 2020-07 24-Feb-20 Porter Revised Graffiti Program: Consult with the community, the relevant cultural 

committees and downtown stakeholder groups to modernize the graffiti program 

and by-law by 2021.

PBS Q1 2022 Follow up report. Initial report (PBS-010-2020) approved 

February 10, 2020

Social 2020-10 26-Apr-21 Phillips Update report on the City's Beach Strategy CAO Q4 2021 Follow up report. Initial report (CAO-058-2021) approved 

April 26, 2021. See minutes of April 26, 2021 Council 

Meeting for information on what is to be included in the 

report

None 2021-01 18-Jan-21 Social Pillar / 

Siscoe

That staff be directed to prepare a report on the current protections in place to 

deal with harassment directed at Mayor and members of Council, and the 

resources it would require to provide further support to Mayor and members of 

Council who are subjected to harassment, intimidation and threats.

LCS Q4 2021 Report Request part of motion arising from Integrity 

Commissioner report from January 18, 2021. See Council 

Agenda Item 7.1. Report to go to Equity and Inclusion 

Committee for feedback prior to going to Council.

Reports Affected by COVID-19
Relation to 

Strategic Plan

ORL # Requested Requested by Request Lead Dept. Expected Return 

Date

Comments

Social 2019-12 15-Apr-19 Porter Review of Citizen Appointments to Boards and Committees Policy LCS 2021 Report was postponed due to COVID-19. See Council 

Minutes of April 15, 2019, Item 8.2, for original motion. 

Social 2019-23 15-Jul-19 Littleton Opportunities and strategies for the City to support neighbourhood associations 

and neighbourhood-based community groups, including best practices and 

information gathered from the forum

CRCS TBD Staff report will come forward following the neighbourhood 

association forum. Forum was scheduled for March 28, 

2020 but was postponed to a later date due to the COVID-

19 pandemic

Cultural 2020-15 19-Oct-20 Littleton / 

Siscoe / Harris

Report back on excluding 101 Oakdale Avenue, 25 Duke Street and 160, 168, 

174, 176 St. Paul Street from the register of non-designated cultural heritage 

properties. Report to include update on the request for the property owners of 101 

Oakdale Avenue and 25 Duke Street to attend a Heritage Committee meeting 

about their request to be excluded. Report to include update on  correspondence 

from 160, 168, 174, 176 St. Paul Street requesting exclusion from the register.

PBS Q4 2021 / 2022 Follow-up report to PBS-111-2020. See General 

Committee minutes from October 19, 2020. Due to the 

effects of the COVID-19 pandemic on downtown 

businesses, staff will report back to Council once the 

downtown economic climate strengthens. Staff will report 

back on 25 Duke Street upon completion of renovations at 

the property
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Corporate Report 
City Council 

Report from: Community, Recreation and Culture Services, Business Planning and 

Strategic Services 

Report Date: September 15, 2021 

Meeting Date: September 27, 2021 

Report Number: CRCS-151-2021 

File: 68.31.102 and 68.31.10 

Subject: Centennial Gardens Re-naming 

Strategic Pillar: 

This report aligns with the following St. Catharines Strategic Plan pillars: social. 

Recommendation 
That Council approve the re-naming of Centennial Gardens as Richard Pierpoint Park; and 

That staff be directed to report to Council the funding requirements for recognition within 
the park for Richard Pierpoint, the Indigenous community and the history behind 
Canada's Centennial and the creation of the park. 

Summary 
This report provides an overview of Council’s request to re-name Centennial Gardens 
while also recognizing the Indigenous community and Canada’s centennial. 

Relationship to Strategic Plan 
The recommendation of this report supports the Social Well-Being pillar within the 
Strategic Plan: 

• 2.1 Establish area-specific plans for the redevelopment of key sites in the City to 
promote strong, compatible, connected neighbourhoods that enhance the quality 
of life. 
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Background 
At its meeting on February 22, 2021, Council directed staff to report back on 
opportunities to recognize Richard Pierpoint. On May 31, 2021, staff provided Report 
CRCS-081-2021, regarding Opportunities to Recognize Richard Pierpont. This report 
provided an overview of opportunities to recognize the contributions of Richard 
Pierpoint, including an overview of the naming process, feasibility of the re-naming of a 
road, and consultation with the Heritage Advisory Committee, the Equity and Inclusion 
Advisory Committee, and the Anti-Racism Advisory Committee. At its meeting of May 
31, 2021, Council approved the following motion: 

“That the City of St. Catharines begin the public process to rename Centennial 
Gardens with Richard Pierpoint Park as one of the options; and 

That during that process consideration for an asset, such as the Pavilion, within 
the park could retain the name "Centennial" to recognize Canada's Centennial as 
well as the history behind the creation of the park itself; and 

That consideration be given for additionally recognizing our Indigenous 
community within the park as noted in the report; and 

That the City reach out to the Queenston Neighbours community group, as well as 
other community groups for their involvement during this process. FORTHWITH” 

Report 
Internal Review 
Following the request to re-name Centennial Gardens and after an initial review by staff, 
Council approved initiating the naming process as outlined in Appendix 1. The proposal 
was circulated to internal stakeholders, including the Heritage Advisory Committee, 
Museum staff, and Fire and Emergency Management Services. No concerns were 
expressed with respect to the naming. 

The Heritage Committee advised that the List of Significant Local Individuals is a list 
maintained by Heritage Planning staff and the St. Catharines Heritage Advisory 
Committee (SCHAC). The SCHAC proposes local individuals for inclusion who are 
worthy of formal recognition by the City of St. Catharines due to their contributions to 
the city. Richard Pierpoint is included in the List of Significant Local Individuals. 

Call for Names 
In accordance with the Council approved Naming Policy on Parks, Trails, and Recreation 
Facilities, staff issued a call for names on June 29, 2021. Signs were posted for two weeks at 
the entrances to the park and the City issued a media release and social media campaign. 

Residents had until July 13, 2021 to provide feedback on the following items: 

• Name suggestions for Centennial Gardens 

• Opportunities to recognize Canada’s Centennial within the park 
• Opportunities to recognize the Indigenous community within the park. 
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Staff reviewed the list of submitted names in accordance with the Naming Policy on 
Parks, Trails, and Recreation Facilities. 

Review of Submitted Names 
Residents were encouraged to submit names that reflect and acknowledge the area’s 
history, heritage, and environment. 

The City’s Naming Policy for Parks, Trails and Recreational Facilities prioritizes names 
in the following order: 

1. Civic or historical significance 
2. Location or features 
3. Significant individuals, families, organizations and foundations 

In accordance with the policy, names were reviewed on a case-by-case basis in 
accordance with the following standards: 

• Reflect the identity, values, and character of the area or neighbourhood served 

• Easily recognizable and understandable 

• Meaningful to the broader community 

• Consistent with any other applicable policies 

Names were not be considered that: 

• Cause confusion due to duplication or sounding similar to existing City facility 

• Have inappropriate short forms, acronyms or modifications 

Over the course of the call for names, 47 individual submissions were received from the 
EngageSTC platform. Within these submissions, there was overwhelming support to 
recognize Richard Pierpoint in the re-naming of Centennial Gardens. The most common 
submission was “Richard Pierpoint Park,” which was followed by other iterations of 
names which also reflected Richard Pierpoint such as Richard Pierpoint Memorial 
Gardens and Pierpoint Park. 

In addition to the opportunity for individuals to participate on the EngageSTC platform, 
43 letters of support from agencies were received in support of re-naming the park in 
honour of Richard Pierpoint. 

Finalizing a Name 
With a short list created, residents were asked to provide feedback for the following 
wording to recognize Richard Pierpoint. 

Richard Pierpoint Park 
The City received vast majority of suggestions for “Richard Pierpoint Park.” 

Pierpoint Park, Captain Pierpoint Park, and Richard Pierpoint 
Memorial Gardens 
Throughout the consultation, staff received other suggestions which provided alternate 
wording while still recognizing the contributions of Richard Pierpoint. 
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Signage was posted for four weeks at the park entrance and the City issued a media 
release and social media campaign. At the conclusion of the consultation, the vast 
majority of the submissions once again suggested “Richard Pierpoint Park.” 

Staff recommend that Centennial Gardens be renamed as “Richard Pierpoint Park.” 
Additionally, staff recommend that the naming of Richard Pierpoint Park is best 
communicated to the public with the use of interpretive signage. Prior to the naming, 
staff recommend that the City work in partnership with the Salem Chapel BME Church 
to develop the interpretive signage. 

Niagara Regional Native Centre and City Collaboration 
On September 14, 2021, the Niagara Regional Native Centre (NRNC) and staff met to 
discuss opportunities to recognize the Indigenous community within the park. The 
NRNC is receptive to the re-naming and open to collaboration to recognize the 
Indigenous community within the park. The NRNC is interested in researching 
connections between Mr. Pierpoint and the Six Nations to support the re-naming 
celebration. The NRNC and staff will continue to meet to discuss the recognition 
opportunities and report back to Council when appropriate. 

Opportunities to Recognize Canada’s Centennial within the 
Park 
Through the public consultation process, staff did not receive any appropriate 
submissions to recognize Canada’s Centennial within the park. Staff recommend the 
installation of interpretive signage to recognize Canada's Centennial as well as the 
history behind the creation of the park. 

Queenston Neighbours Endorse Richard Pierpoint 
On June 3, 2021, the Queenston Neighbours endorsed the re-naming of Centennial 
Gardens to honour Richard Pierpoint. Below is an excerpt from the endorsement: 

“…Queenston Neighbours host a monthly Community Roundtable open to 
anyone and everyone with a connection to the neighbourhood. We sincerely 
appreciate and applaud Rochelle’s efforts and endorse the renaming of 
Centennial Gardens to Pierpoint Park. We thank Councillors Lori Littleton and 
Karrie Porter for bringing this motion to City Council and we look forward to 
gathering in Pierpoint Park and learning more about our shared local history in 
The Garden City…” 

Financial Implications 
There are no financial implications as a result of approving this report. 

Environmental Sustainability Implications 
There are no environmental sustainability implications associated with this report. 
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Conclusion 
Council requested that the City of St. Catharines begin the public process to rename 
Centennial Gardens with Richard Pierpoint Park as one of the options. As requested by 
Council, comments were solicited from the public in accordance with the Naming Policy 
on Parks, Trails, and Recreation Facilities. In response to public outreach, and staff 
internal review, the name of Richard Pierpoint Park received support and reflects the 
history and culture of the area. Staff recommend that Richard Pierpoint Park be 
approved by Council to honour one of the city’s most significant individuals. 

Prepared by 
Jessica Button 
Project and Development Planner 

Submitted by 
Eric Lamothe 
Manager of Business Planning and Strategic Services 

Approved by 
Phil Cristi 
Director, Community, Recreation and Culture Services 

Appendices 
1. Naming Process Map 

Report Page 5 of 5 

AGENDA ITEM #9.1

Community, Recreation and Culture Services, Business Planning and Strate... Page 114 of 130

https://stcatharines.civicweb.net/document/37790
https://stcatharines.civicweb.net/document/37790


 

 

 

1NAMING/RENAMING 

Application submitted to Council 

Circulate internal stakeholders
1 

End 

Concerns with renaming?
2 

Yes No 

Report 

to 

Council 

Clerks 

advises 

applicant
4 

Call for names
3 

Submission of names 

Initial review by staff 

Council directs 

staff to proceed 

Circulate internal 

stakeholders 

Public consultation 

Report to Council 

Council does 

not approve 

name 

Council 

approves 

name 

Council 

initiates 

process 

Council 

does not initiate 

process 

Council 

ends 

process 

1. Internal stakeholders include: Fire and Emergency Management Services, 
the property coordinating committee (Transportation and Environmental 
Services, Legal and Clerks Services, Planning and Building Services, and 
Financial Management Services) and staff at the St. Catharines Museum. 
2. If staff identify a concern this will be communicated to Council. For 
example, if a facility was named as a condition of land donation Council 
would be advised of this and staff would recommend that Council not 
proceed with the process. 
3. Opportunity for the public and committees of Council to submit alternative 
names. Submitted names will be included in the evaluation process and 
considered in the final report to Council. 
4. If a name in recognition of an individual is not approved this name will be 
forwarded to the heritage advisory committee for consideration in adding the 
name to the List of Significant Individuals. 

Implement 

communications 

strategy 

End 
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Corporate Report 
City Council 

Report from: Planning and Building Services, Planning Services 

Report Date: September 9, 2021 

Meeting Date: September 27, 2021 

Report Number: PBS-141-2021 

File: 60.32.658 

Subject: 2020 Community Improvement Plan (2020CIP): Evaluation of New 

Application for 57A, 61 & 63 Lakeport Road 

Strategic Pillar: 

This report aligns with the following St. Catharines Strategic Plan pillars: economic, 
social, environmental, and cultural. 

Recommendation 
That Council approve the following CIP application, ranked as a priority in accordance 
with the Project Evaluation System outlined in Appendix 2 and 3: 

• 57A, 61 & 63 Lakeport Road, 2020CIP BTIF application equivalent to an 80% tax 
rebate over a 10-year period; and 

That the City Solicitor be directed to prepare the necessary by-laws and agreements. 

Summary 
The City is in receipt of two new applications for the Brownfield Tax Increment Finance 
(BTIF) Program under the 2020CIP. Currently, only the CIP application for 57A, 61 & 63 
Lakeport Road requires Council approval. Council is the approval authority of BTIF 
applications that exceed $150,000 in annual incentive ($1,500,000 total per project 
incentive over 10 years). 

The BTIF incentive will help offset costs related to environmental remediation, heritage 
restoration and the redevelopment of previously vacant and/or underutilized land into a 
mixed-use development. 
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The application meets eligibility requirements and is expected to generate a significant 
net benefit for the City based on the 2020CIP Project Evaluation System. Staff support 
the approval of the 57A, 61 & 63 Lakeport Road CIP application. 

Relationship to Strategic Plan 
The recommendations of this report support each of the four pillars of the City’s 
Strategic Plan. Related goals are listed below: 

• Economic Prosperity 
o Attract public and private investment to grow the economy of the City 
o Provide excellent customer service to members of the public 

• Social Well-Being 
o Build strong, livable communities, connected neighbourhoods and improve 

the quality of life for all citizens 
o Pursue opportunities to improve the public realm, streetscapes, civic 

spaces and urban parks 

• Cultural Renaissance 
o Emphasis on heritage preservation and adaptive reuse 

• Environmental Stewardship 
o Responsible, future ready, community planning 

Background 
In 2019, the owner of 57A, 61 & 63 Lakeport Street submitted an application for the 
BTIF Program under the 2015CIP to help offset project costs from soil remediation on 
site, the redevelopment of the existing Lincoln Fabrics Building and the nine-storey 
expansion. Approval was not granted by City Council on October 7, 2019. 

In November 2020, the City adopted a new Community Improvement Plan (2020CIP). 
The 2020CIP Plan established two deadlines, June 30 and December 31, of each year 
for accepting new applications. To date, two Brownfield Tax Increment Finance (BTIF) 
Program applications have been submitted under the 2020CIP for consideration of 
approval, as indicated: 

• 57A, 61 & 63 Lakeport Road; 

• 75 Niagara Street 

The BTIF Program provides a rebate of 80% of annual property taxes paid after project 
competition for a period of up to 10 years. The value of the incentive is based on the 
increase between pre- and estimated post-development property tax assessments. 

The BTIF incentive is designed to offset costs specifically related to environmental 
remediation of previously developed land, that is typically but not exclusively, former 
commercial (greyfield) or industrial land (brownfield). Due to the high costs, regulatory 
uncertainty and legal liability associated with remediation, these sites are commonly 
uncompetitive in the real estate market and left underutilized, derelict or vacant. To be 
eligible for the BTIF incentive program, redevelopment projects must have completed a 
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Phase 1 & Phase 2 Environmental Site Assessment (ESA), and where a Record of Site 
Condition (RSC) is required to facilitate a new standard of use on the property. 

Currently, only the CIP application for 57A, 61 & 63 Lakeport Road requires Council 
approval. This report provides the evaluation for the 57A, 61 & 63 Lakeport Road CIP 
application. The location of the property is illustrated in Appendix 1. 

Report 
Application: 57A, 61 & 63 Lakeport Road 
Application was submitted for the Brownfield Tax Increment Finance (BTIF) Program 
under the 2020CIP. 

The proposed redevelopment for 57A, 61 & 63 Lakeport was approved through Zoning 
By-law Amendment 2018-203 passed by City Council on August 27, 2018. The property 
owner is also entering into a Site Plan Agreement with the City, which does not require 
further action by Council. 

The details of the proposed development are as follows: 

• Redevelopment of the former Lincoln Fabrics Building, into a 78-unit apartment 
building including a two-storey addition 

• Heritage preservation and restoration of original building built in 1900 by the 
Maple Leaf Rubber Company, a landmark in the Port Dalhousie Heritage 
Conservation District 

• A contemporary nine-storey extension to the rear of the property, with 44 
dwelling units, two commercial units and six live/work units at grade 

• A new public promenade and park to enhance the public realm and the existing 
regional bicycle network adjacent to the site 

• Environmental remediation of the 0.862 Ha property to site specific standards as 
established by a Risk Assessment (RA) and approved by the Ministry of 
Environment, Conservation and Parks (MECP), equal to an estimated $1.3 
million in eligible costs 

Evaluation Criteria 
Applications are evaluated based on 2020CIP complete application requirements, 
eligibility criteria, the estimated property tax assessment increase and the value of the 
financial incentive. 

In addition, BTIF applications are evaluated on the Project Evaluation System set out in 
Appendix 2 of this report. A total of 100 points are available. A BTIF project must 
achieve a minimum of 50 points to qualify for consideration of approval. The Project 
Evaluation System prioritizes projects which contribute a net benefit to the City. It also 
provides greater clarity for private and public sector stakeholders. 
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The Project Evaluation System establishes the following project components: 

• Location: emphasis on Downtown Priority Neighbourhoods and Official Plan 
Intensification Areas 

• Density Generation: people and jobs 

• Environmental Remediation 

• Affordable Rental Housing 

• Heritage Restoration/Conservation 

• Mixed Use development: commercial nodes, centres, corridors 

• Municipal Financial Benefit: increased assessment, investment 

• Value Added: public realm, climate change, sustainability initiatives 

Project Evaluation 
The application for 57A, 61 & 63 Lakeport Road meets CIP program eligibility 
requirements and evaluation criteria. A detailed evaluation of the project is in Appendix 
3 of this report, including project cost, pre- and estimated post-development tax 
assessments, annual tax increase and incentive values. 

The application exceeded the minimum 50-point threshold in the Project Evaluation System 
with a score of 58 points. The project demonstrates a net benefit to the City as indicated in 
Appendix 3 of this report. Upon completion, the City can expect the development of 128 
new dwelling units, accommodation for 230 new residents and 12 new jobs. 

Current property tax assessment of 57A, 61 & 63 Lakeport Road is approximately $3.17 
million. Upon completion of the redevelopment project, the property will have a total 
estimated assessment of $71.57 million. The total increase in property tax assessment 
is estimated to be approximately $68 million. In addition, the City can expect to collect at 
time of project completion an estimated increase of $445,938 in annual property taxes. 

The following table provides a summary of the estimated increase in property tax 
assessment and annual tax collected at time of project completion and the estimated 
total and annual CIP incentive value calculated for the project: 

Property Estimated Increase in Pre / 
Post-Development 

Estimated Incentive Value 
Requested – City Portion 

Property Tax 
Assessment 

Annual City 
Taxes 

Total Annual 
(over 10 years) 

57A, 61 & 63 
Lakeport Road 

$68,396,000 $445,938 $3,567,503 $356,750 

Financial Implications 
Should Council approve the BTIF application for 57A, 61 & 63 Lakeport Road, the 
annual provision to the CIP Reserve in 2022 will remain the same as the payments for 
that application will most likely commence in 2023 at the earliest. Projects that are 
approved in 2021 require time for permitting and construction prior to completion and 
request of funding. 
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As part of the annual CIP program review and CIP Reserve portfolio management, the 
financial impact of this approval on future years will be assessed to ensure adequate 
funding is allocated to support the CIP program. Preliminary estimates indicate a small 
unfavourable reserve balance in one year in 2035. However, this is depending on the 
current estimated payout timeline which could change and potentially eliminate this 
unfavourable balance. This report is scheduled to be back to Council in the first quarter 
(Q1) of 2022. 

Environmental Sustainability Implications 
Remediation and redevelopment of previously developed properties contributes to 
sustainable growth objectives and the efficient use of existing land resources. 

Conclusion 
Staff have reviewed and evaluated the submitted 2020CIP application for 57A, 61 & 63 
Lakeport Road, in accordance with established requirements, evaluation systems and 
criteria. Staff recommend approval of the 2020CIP BTIF application for 57A, 61 & 63 
Lakeport Road, equivalent to an 80% tax rebate over a 10-year period. 

It is an opportunity for the City to support a landmark redevelopment project that 
exhibits high quality public realm improvements, adaptive reuse of existing heritage 
structures and transformative potential on the neighbourhood scale. 

Notifications 
It is in order to notify the applicant and property owners affected by the outcome of 
Council’s decision. 

Prepared by 
Claire Semple, MPl 
Community Improvement Coordinator 

Submitted by 
Michael Seaman, MCIP, RPP 
Senior Project Manager 

Approved by 
Tami Kitay, MPA, MCIP, RPP 
Director of Planning and Building Services 

Appendices 
1. Location Map 
2. 2020CIP Project Evaluation System 
3. Project Evaluation Summary 
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St. Catharines Community Improvement Plan (2020CIP) 

2
PROJECT EVALUATION SYSTEM 

Evaluation Components Points Eligibility 

1. In Downtown Priority
Neighbourhood 

a) Remediation 

i) less than 3% of total project costs 
devoted to remediation 

ii) 3% to 5% of total project costs devoted 
to remediation 

iii) greater than 5% of total project costs 
devoted to remediation 

4 

7 

13 

• minimum requirements to qualify for a 
BTIF incentive include: 

- on properties 0.4 Ha or greater in 
size, remediation costs must be a 
minimum of $100,000 or 1% of total 
project costs, whichever is greater; 

- on properties less than 0.4 Ha in 
size, remediation costs must be a 
minimum of $50,000 or 1% of total 
project costs, whichever is greater. 

b) Core Housing 

i) 10% to 20% of total dwelling units are 
affordable (ARDU)* 

ii) 21% to 30% of total dwelling units are 
affordable (ARDU)* 

iii) greater than 30% of total dwelling units 
are affordable (ARDU)* 

3 

9 

11 

* (ARDU) means Affordable Rental 
Dwelling Unit as defined in Schedule 4 
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St. Catharines Community Improvement Plan (2020CIP) 

c) Heritage 
Restoration/Conservation 

i) heritage restoration/conservation and • under i): 

reuse of a historically significant portion 
of buildings/structures located on non-
designated (Ontario Heritage Act) 
properties 

3 - includes any building/structure, or 
part thereof, deemed to have built or 
cultural heritage value or interest by 
the municipality 

ii) heritage restoration/conservation and 
reuse of entire buildings/structures 
located on (Ontario Heritage Act) 
designated Part IV or V properties 

10 
- subject to Heritage Impact 

Assessment and/or Conservation 
Plan 

• under ii): 

- may include component demolition, 
alterations 

- subject to Heritage Permit Approval 

d) Mixed Use Component 
10 • to be eligible for points, must not have 

ground floor dwelling units or non-
essential residential functions 

e) Density Generation (measured in 
people and jobs /Ha) 

i) 50 - 100 2 

ii) 101 - 150 4 

iii) 151 - 200 8 

iv) 201 - 300 10 

v) 301 - 400 12 

vi) 401 - 500 14 

vii) > 500 18 
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St. Catharines Community Improvement Plan (2020CIP) 

f) Investment 

1. Project Costs (in $millions) 

i) 2 - 5 

ii) 5 - 10 

iii) 10 - 20 

iv) 20 - 30 

v) > 30 

------------------------------------------------------
2. Estimated % Increase in 

Annual Property Taxes 

i) 25% - 200% 

ii) 201% - 300% 

iii) 301% - 400% 

iv) 401% - 500% 

v) 501% - 600% 

vi) > 600% 

1 

2 

4 

6 

8 

----------

2 

4 

7 

10 

13 

16 

------------------------------------------------------

g) Value Added 

i) sustainable site design 7 • innovative green technologies 
/stormwater management, green roofs, 
solar panels, electric vehicle charging 
stations, permeable pavement, etc. 

ii) public area / streetscape contribution 7 • street furniture/fixtures, public court 
yard/walkway, enhanced landscaping 
/greening, transit amenities, 
connectivity, etc. 

 MAXIMUM POINTS AVAILABLE = 100 
 MINIMUM POINTS THRESHOLD TO BE ELIGIBLE FOR APPROVAL = 50 
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St. Catharines Community Improvement Plan (2020CIP) 

Evaluation Components Points Eligibility 

2. Outside Downtown Priority
Neighbourhood 

a) Redevelopment 

i) within a Priority Neighbourhood* or an 
Intensification Area* 

4 
• if for residential use, must be a 

minimum 10 dwelling units 

* Priority Neighbourhoods and 
Intensification Areas are set out in Part A, 
Section 3 and identified on Schedule 1 

b) Remediation • minimum requirements to qualify for a 
BTIF incentive include: 

i) less than 3% of total project costs 
devoted to remediation 

4 - on properties 0.4 Ha or greater in 
size, remediation costs must be a 

ii) 3% to 5% of total project costs devoted 
to remediation 

7 
minimum of $100,000 or 1% of total 
project costs, whichever is greater; 

iii) greater than 5% of total project costs 
devoted to remediation 

13 - on properties less than 0.4 Ha in 
size, remediation costs must be a 
minimum of $50,000 or 1% of total 
project costs, whichever is greater. 

c) Core Housing 

1. Housing Component 

i) 10% to 20% of total dwelling units 
are affordable (ARDU)* 

ii) 21% to 30% of total dwelling units 
are affordable (ARDU)* 

iii) greater than 30% of total dwelling 
units are affordable (ARDU)* 

---------------------------------------------
2. Location Component 

a) outside Priority Neighbourhood*, 
where: 

5 

12 

14 

---------

2 

* (ARDU) means Affordable Rental 
Dwelling Unit as defined in Schedule 4 

----------------------------------------------------

* Priority Neighbourhoods and 
Intensification Areas are set out in Part A, 
Section 3 and identified on Schedule 1 
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St. Catharines Community Improvement Plan (2020CIP) 

i) located within an Intensification 
Area*; OR 

ii) on or close to an Arterial Road 
with full transit access and 
within 800 metres of a defined 
Commercial Centre*; OR 

iii) within a defined Commercial 
Centre* 

* Commercial Centre is defined in Part D, 
Section 9.2.1 and 2 of the Official Plan 

b) within a Priority Neighbourhood* 

c) within a Priority Neighbourhood* 

4 

where also located within an 
Intensification Area* 

6 

d) Heritage 
Restoration/Conservation 

i) heritage restoration/conservation and 
reuse of entire buildings/structures 
located on (Ontario Heritage Act) 

6 
• - may include component 

demolition, alterations 

designated Part IV or V properties - subject to Heritage Permit Approval 

e) Mixed Use Component 

i) within a (ZB)* Mixed Use zone 10 • within a Mixed Use zone, must have a 
minimum 50% residential gfa 
component to be eligible for any points 

ii) residential intensification within a 10 • within a Commercial zone, must 
(ZB)* Commercial zone establish a minimum residential density 

of 32 units/Ha to be eligible for any 
points 

* (ZB) means the City’s Comprehensive 
Zoning By-law 2013-283 
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St. Catharines Community Improvement Plan (2020CIP) 

f) Density Generation (measured in
people and jobs /Ha) 

i) 50 - 100 

ii) 101 - 150 

iii) 151 - 200 

iv) 201 - 300 

v) 301 - 400 

vi)   401 -500 

vii)  501 -600 

viii) > 600 

2 

3 

4 

5 

6 

7 

8 

9 

g) Investment 

1. Project Costs (in $millions) 

i) 2 - 5 

ii) 5 - 10 

iii) 10 - 20 

iv) 20 - 30 

v) > 30 

--------------------------------------------------------

2. Estimated % Increase in 
Annual Property Taxes 

i) 25% - 200% 

ii) 201% - 300% 

iii)   301% -400% 

iv)  401% - 500% 

v)   501% - 600% 

vi) > 600% 

1 

2 

4 

6 

8 

---------

2 

4 

7 

10 

13 

16 
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St. Catharines Community Improvement Plan (2020CIP) 

h) Value Added 

i) sustainable site design 

ii) public area / streetscape contribution 

7 

7 

• innovative green technologies 
/stormwater management, green roofs, 
solar panels, electric vehicle charging 
stations, permeable pavement, etc. 

• street furniture/fixtures, public court 
yard/walkway, enhanced landscaping 
/greening, transit amenities, 
connectivity, etc. 

 MAXIMUM POINTS AVAILABLE = 100 
 MINIMUM POINTS THRESHOLD TO BE ELIGIBLE FOR APPROVAL = 50 
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PROJECT EVALUATION SUMMARY 
3

Application 
Location Program 

Property 
Size Project Details 

Estimate 
Eligible 
Project 
Costs 

Current 
Tax Ass. 

Estimate 
Post Dev. 
Tax Ass. 

Estimated 
Post Dev. 
Increase 
in Annual 
City Tax 

Annual 
City 
Incentive 
(80% of 
increase 
in annual 
taxes) 

Total City 
Incentive 
value (over 
10 years) 

57A, 61 & 63 Lakeport 
Road BTIF 0.862 Ha 

Restoration with two-story addition 
of Lincoln Fabric Building (78 
dwelling units). Nine-story 
apartment building expansion (44 
dwelling units) in the rear with six 
(6) live/work units and two (2) 
commercial units at grade. A total 
of 122 dwelling units. $65,330,000 $3,176,000 $71,572,000 $445,938 $356,750 $3,567,503 

Evaluation 

Notes: 

Redevelopment and environmental remediation of 
former Industrial/Commercial property. 

*$1.3 million of project costs is for remediation 
**(ARDU) means Affordable Rental Dwelling Unit as defined in 
Schedule 4 of 2020CIP 
***refers to a property located in a designated Heritage District, 
under the Ontario Heritage Act 
****based on 1.8 people/unit, 1 job per 46m2 commercial floor 
space 

Yes No Comments Points 

Complete Application X n/a 

Outside Downtown Priority Neighbourhood 

Redevelopment 
X Outside a Priority Neighbourhood 

or an Intensification Area 0 

Remediation X Less than 3% * 4 

Core Housing X No ARDU Component** 0 

Heritage Restoration/ 
Conservation 

X 
OHA Part V*** designated property 6 

Mixed Use 
Component 

X Within Commercial zone and > 32 
dwelling units/Ha 10 

Density Generation X 281 people & jobs/Ha **** 5 

Investment: Project 
Cost 

X 
>$30 million 8 

Investment:  Annual 
Property Taxes 
Increase 

X 
>600% 16 

Value Add: 
Sustainable Design 

X 
Bike parking spaces exceeds 
zoning requirements & the 
provision of indoor bike storage 2 

Value Add: Public 
Area 

X 
Promenade and park 7 

Project 
Evaluation 
System Score Exceeds 50pt minimum =58pt 
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By-laws to be considered Monday, September 27, 2021 
 

(a) A By-law to amend By-law No. 2002-81 entitled “A By-law to appoint certain 
employees of the Canadian Corps of Commissionaires (Hamilton) as municipal law 
enforcement officers.” (One reading – with respect to change in personnel. 
Delegation of Powers and Duties By-law No. 2020-156.)   
 

(b) A By-law to amend By-law No. 2014-169 entitled “A By-law to appoint a Chief 
Building Official and Inspectors under the Ontario Building Code Act, 1992.” (One 
reading – with respect to change in personnel. Delegation of Powers and Duties By-
law No. 2020-156.) 

(c) A By-law to authorize a Transfer Payment Agreement with Her Majesty the Queen in 
right of Ontario as represented by the Minister of Infrastructure for the Province of 
Ontario. (One reading – with respect to the Investing in the Canada Infrastructure 
Program, Community, Culture and Recreation Stream. Delegation of Powers and 
Duties By-law No. 2020-156.)  
 

(d) A By-law to authorize an Agreement with Port Dalhousie Harbour Club Ltd. (One 
reading – with respect to the Brownfield Tax Increment Finance Program (BTIF) 
under the City’s 2020 Community Improvement Plan (2020CIP) for the development 
of the lands known municipally as 57A, 61 and 63 Lakeport Road. Delegation of 
Powers and Duties By-law No. 2020-156. 

  
(e) A By-law to amend By-law No. 2013-283 entitled “A By-law to regulate the use of 

land, the bulk, height, location, erection and use of buildings and structures, the 
provision of parking spaces and other associated matters in the City of St. 
Catharines.” (One reading – with respect to removal of holding (H) provision for 104 
Maple Street. To be considered by Council, September 27, 2021.) 

 
(f) A By-law to confirm the proceedings of council at its meeting held on the 27th day of 

September 2021.  (One reading - with respect to confirming the proceedings of the 
meeting held on September 27, 2021.) 
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