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h

Context Map

Proposed Upper's Quarry Site

Upper's Quarry,

City of Niagara Falls,

Region of Niagara, Ontario

Map Number Registered Owner PIN Property Description
1 WALKER COMMUNITY DEVELOPMENT CORPORATION 642650013

Pt Twp Lt 119 Stamford; Pt Twp Lt 120 Stamford Pt 1, 59r3552 ; S/t St55057 ; Niagara Falls

2 WALKER INDUSTRIES HOLDINGS LIMITED 642650012

Pt Twp Lt 119 Stamford; Pt Twp Lt 120 Stamford As In Ro577929 ; Niagara Falls

3 THE CORPORATION OF THE CITY OF NIAGARA FALLS 642650014

Pt Twp Lt 119 Stamford; Pt Twp Lt 120 Stamford Being Uppers Lane Lying Btn Thorold Townline Rd & Beechwood Rd ; Niagara Falls

4 WALKER AGGREGATES INC. 642650016 & 642650017

Pt Twp Lt 120 Stamford As In Ro762116 ; Niagara Falls & Part Lots 119 & 120 Stamford; Part 2 59r15720 City Of Niagara Falls

5 WALKER INDUSTRIES HOLDINGS LTD. 642650018

Pt Twp Lt 120 Stamford As In Bb80120 ; Niagara Falls

6 WALKER AGGREGATES INC. 642650019

Pt Twp Lt 120 Stamford As In Ro207473 ; Niagara Falls

7 WALKER INDUSTRIES HOLDINGS LIMITED 642650020

Pt Twp Lt 120 Stamford As In Ro482772; S/t Aa81984 ; Niagara Falls

8 WALKER AGGREGATES INC. 642650021

Pt Twp Lt 120 Stamford As In Ro154457 (firstly); S/t Aa81984 ; Niagara Falls

9 WALKER COMMUNITY DEVELOPMENT CORPORATION 642650015

Pt Twp Lt 120 Stamford Pt 2, 59r3552 ; Niagara Falls

10 THE CORPORATION OF THE CITY OF NIAGARA FALLS 642650077

Rdal Btn Twp Lt 120 & 136 Stamford (closed By Bylaw Sn356642) City Of Niagara Falls

11 WALKER COMMUNITY DEVELOPMENT CORPORATION 642650024

Pt Twp Lt 136 Stamford,pt 1 59r12553; Niagara Falls

12 WALKER INDUSTRIES HOLDINGS LIMITED 642650027

Pt Twp Lt 136 Stamford; Pt Twp Lt 137 Stamford As In Ro360891, T/w Ro234926 ; Niagara Falls

AutoCAD SHX Text
N:\9811\V - South Niagara Quarry\Planning Justification Report\Figures\CAD\9811V_Figure MappingMaps_27 July 2021-.dwg
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SCALE 1:10000
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Data Source: Agricultural Impact Assessment for Uppers Quarry, prepared by Colville Consulting Inc.

Upper's Quarry,

City of Niagara Falls,

Region of Niagara, Ontario

LEGEND

Proposed Upper's Quarry

Site

U

p

p

e

r

'
s

 

L

a

n

e

U

p

p

e

r

'
s

 

L

a

n

e

U

p

p

e

r

'
s

 

L

a

n

e

U

p

p

e

r

'
s

 

L

a

n

e

U

p

p

e

r

'
s

 

L

a

n

e

U

p

p

e

r

'
s

 

L

a

n

e

U

p

p

e

r

'
s

 

L

a

n

e

U

p

p

e

r

'
s

 

L

a

n

e

U

p

p

e

r

'
s

 

L

a

n

e

B
e

e
c

h
w

o
o

d
 
R

o
a

d

B
e

e
c

h
w

o
o

d
 
R

o
a

d

B
e

e
c

h
w

o
o

d
 
R

o
a

d

B
e

e
c

h
w

o
o

d
 
R

o
a

d

B
e

e
c

h
w

o
o

d
 
R

o
a

d

B
e

e
c

h
w

o
o

d
 
R

o
a

d

B
e

e
c

h
w

o
o

d
 
R

o
a

d

B
e

e
c

h
w

o
o

d
 
R

o
a

d

B
e

e
c

h
w

o
o

d
 
R

o
a

d

L
u
n
d
y
's

 L
a
n
e

L
u
n
d
y
's

 L
a
n
e

L
u
n
d
y
's

 L
a
n
e

L
u
n
d
y
's

 L
a
n
e

L
u
n
d
y
's

 L
a
n
e

L
u
n
d
y
's

 L
a
n
e

L
u
n
d
y
's

 L
a
n
e

L
u
n
d
y
's

 L
a
n
e

L
u
n
d
y
's

 L
a
n
e

T
h

o
r
o

l
d

 
T

o
w

n
l
i
n

e
 
R

o
a

d
T

h
o

r
o

l
d

 
T

o
w

n
l
i
n

e
 
R

o
a

d
T

h
o

r
o

l
d

 
T

o
w

n
l
i
n

e
 
R

o
a

d

T
h

o
r
o

l
d

 
T

o
w

n
l
i
n

e
 
R

o
a

d

T
h

o
r
o

l
d

 
T

o
w

n
l
i
n

e
 
R

o
a

d
T

h
o

r
o

l
d

 
T

o
w

n
l
i
n

e
 
R

o
a

d
T

h
o

r
o

l
d

 
T

o
w

n
l
i
n

e
 
R

o
a

d

T
h

o
r
o

l
d

 
T

o
w

n
l
i
n

e
 
R

o
a

d
T

h
o

r
o

l
d

 
T

o
w

n
l
i
n

e
 
R

o
a

d

B

e

a

v

e

r

d

a

m

s

 

R

o

a

d

B

e

a

v

e

r

d

a

m

s

 

R

o

a

d

B

e

a

v

e

r

d

a

m

s

 

R

o

a

d

B

e

a

v

e

r

d

a

m

s

 

R

o

a

d

B

e

a

v

e

r

d

a

m

s

 

R

o

a

d

B

e

a

v

e

r

d

a

m

s

 

R

o

a

d

B

e

a

v

e

r

d

a

m

s

 

R

o

a

d

B

e

a

v

e

r

d

a

m

s

 

R

o

a

d

B

e

a

v

e

r

d

a

m

s

 

R

o

a

d

CLI Class 2

CLI Class 3

CLI Class 4

CLI Class 5

Study Area

Drift Thickness

Not Mapped

CLI Class 1

Lockport Formation

Guelph Formation

Figure 6

Proposed Upper's

Quarry

AutoCAD SHX Text
N:\9811\V - South Niagara Quarry\Planning Justification Report\Figures\CAD\9811V_Figure MappingMaps_27 July 2021-.dwg



230-7050 WESTON ROAD WOODBRIDGE, ON, L4L 8G7
P: 905 761 5588 F: 905 761 5589 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

SCALE 1:12,500
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Data Source: Uppers Quarry Level 1 and Level 2 Natural Environment Technical Report and Environmental Impact Study, prepared by Stantec, dated 2021
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SCALE 1:25000
  DATE: November 18, 2021

Data Source:  First Base Solutions Aerial Flown 2016
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Schedule ‘B’ - Required Information and Studies
R

e
g

io
n

N
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g
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ll

s

N
P

C
A

T
h

o
ro

ld

Submission Requirements Notes

* 
P

e
e

r 
R

e
v

ie
w

Studies

Planning Justification Report

Specifically address 14.D.5 of ROP

Please include surrounding land uses plan 
within 500 m of property (including buildings 
and structures)

Land Use Compatibility / Sensitive 
Land Use Study

Includes Land Use Compatibility / Sensitive 
Land Use Study, informed by applicable 
Provincial Guidelines (e.g., D-Series, NPC-
300) and applicable Air Quality, Noise and 
Vibration Studies

Air Quality Assessment

Noise Study

Blasting Impact Assessment / 
Vibration Study

Site Plans 

As per Aggregate Resources Act (ARA) 
standards (including Existing Features, 
Proposed Operations, Progressive 
Rehabilitation, Final Rehabilitation, Cross-
Sections). Landscape Plans, including 
fencing and screening.

Visual Impact Study

Environmental Impact Study / Natural 
Heritage Evaluation

Will be combined with Natural Environment 
Level 1 and Level 2 Studies required as part 
of the ARA process. 

Include copy of Draft Natural Channel 
Design Report
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Please note that some of the above mentioned studies/required information may be 
combined.  If the required information/study as listed above is not found in a standalone 
report, the applicant will be required to indicate in a covering letter to the application 
where the information/study can be found within the application package. In addition, if 
a report contains information/studies on multiple topics from the table above, the 
qualified person writing each section shall be clearly identified within the report and this 
portion of the report shall be signed and dated by the qualified professional.

Hydrogeological / Hydrological / Water 
Resources Study / *Stormwater 
Management Report

Hydrogeological components of the study 
will include geotechnical considerations

Includes an analysis of the ability of the site 
to support private services and a plan 
illustrating the location of services

*See notes attached

Includes on-site sedimentation and erosion 
control plans; drainage and grading plans

Archaeological Assessment

Cultural Heritage Assessment
Built Resources and Cultural Heritage 
Resources

Agricultural Impact Assessment

Transportation Impact Study / 
Transportation / Haul Route Study

Financial Impact Assessment / 
Economic Benefits

Other Information

Completed Application Forms

Draft Regional Official Plan 
Amendment

Draft Local Official Plan Amendment

Draft Zoning By-Law Amendment

Public Consultation Plan
Will include an overview of the work 
completed to date

Summary of Well Records
Including information related to the 
decommissioning of on-site wells

Required Fees

Cost Acknowledgement Agreement
Separate Cost Acknowledgment 
Agreements with the Region and City
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In accordance with the Memorandum of Understanding and Regional Fee By-Law, the 
Joint Agency Review Team will retain third party consultants to peer review certain 
technical studies and to provide advice and recommendations on specific topics. Please 
note that the “Peer Review” column above is provided for information only at this time
and represents a preliminary prediction of which studies will be peer reviewed.
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Schedule ‘C’ - Other Preliminary Comments

Based on information received to date, the following preliminary comments are 
provided. These comments are not intended to be comprehensive and are provided to 
assist the applicant in preparing the application and technical reports. 

City of Niagara Falls

Planning
Site plans should note building sizes and setbacks and dimensions of parking 
and aisles that are provided. In addition any proposed fencing should be noted.
Well survey – Wells within 300m of the site should be surveyed.
Agricultural study should look at the capability and soils of the affected 
agricultural areas.

Niagara Region 

Stormwater Management *TO BE DISCUSSED FURTHER
The Niagara Region expects the following with respect to on-site stormwater 
management:

Water quality control: Normal level of protection (the receiving waterbody is a 
Type 2 fish habitat)
Water quantity control: attenuate post-development flows to pre-development 
flow levels for all storm events (2- to 100-year) due to the development size and 
potential flooding impacts to Thorold Townline Road. To address the MECP’s 
minimum erosion control requirement, i.e. detain runoff from a 25 mm rainfall-
runoff for at least 24 hours.
Preparation of Operation/Inspection/Maintenance Manual of the SWM facilities 
and the emergency (spill) management plan. Routine monitoring and records of 
outflow quality would be required. 
The on-site sedimentation and erosion control plan shall be provided.
A SWM report which outlines the overall SWM plan for the entire development 
and the detailed plan/measures for each individual phase indicating how the 
above requirements will be achieved.
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City of Thorold

MHBC’s Figure 1 – Location Map identifies a small portion of lands on the west 
side of Thorold Townline Road as “Buffer” lands. Please note that Schedule A-3
of the City’s Official Plan identifies a significant portion of lands west of Thorold 
Townline Road as an Aggregate Impact Area. The lands are designated for 
various uses including residential, employment – light industrial, employment –
prestige industrial and environmental protection two. Policies for the Aggregate 
Impact Area are included in Policy B1.8.12.3 of the City’s Official Plan.
Policy B1.8.12.3 of the City of Thorold Official Plan identifies Thorold Townline
Road as the aggregate haul route (option 1 on the proposed haul route options 
map prepared by TMIG Ltd.). The haul route identified as option 2 is not 
identified in the City’s Official Plan.
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Schedule ‘D’ - Terms of Reference Comments

To date, Terms of References for the following studies have been submitted to the 
Region, City and NPCA for review:

- Transportation Impact Study

- Natural Environmental Level I/II Study

- Economic Impact Assessment

The following comments are provided to support the applicant in completing/finalizing 
the studies. 

Natural Heritage Evaluation
Natural Environment Level I/II Study (Existing Conditions and Impact Assessment) 
Terms of Reference (TOR) for the property located at Upper’s Lane in the City of 
Niagara Falls, prepared by Stantec Consulting Ltd., dated July 15, 2019 - Overall, staff 
are satisfied that the studies/surveys proposed (some of which have already been 
completed) adequately address the natural heritage features present on the subject 
property. 

Staff would like to clarify that the ELC Assessment proposed by Stantec Consulting Inc. 
is expected to include a 3-season vegetation inventory and soil 
assessment/classification. All ELC data sheets should be included with the 
Environmental Impact Study (EIS) submission. In addition, the TOR identifies that the 
ELC Assessment will include “confirmation of previous data”. Environmental Planning 
staff caution that natural heritage data (i.e. vegetation inventories, ELC polygon 
delineations etc.) generally have a shelf life of approximately 5 years. If “previous data” 
includes information that is more than 5 years old, please contact Regional 
Environmental Planning staff to discuss.

Further, please note that the most Recent Regional EIS Guidelines are dated 2018 - the 
TOR identifies our 2012 EIS Guidelines. The updates contained in the 2018 version are 
predominately administrative in nature and are available on the Region’s website. 

Transportation Impact Study
The TIS shall be undertaken in accordance with Niagara Region’s Guidelines for 
Transportation Impact Studies, 2012 which stipulates:

o Planning horizons shall include the base year (2019), short-term horizon 
(2024), and long-term horizon (2029);

o A 2% compound annual growth rate shall be used to forecast future 
background traffic volumes in addition to incorporating traffic generated by 
adjacent developments currently not captured within the existing 
background traffic volumes;

o The traffic analyses shall be undertaken using ideal saturation flow rates 
of 1,750 vehicles per hour per lane, total lost times of 4 seconds for any 
signalized intersections, and peak hour factors of 0.92 for all movements;
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8-hour turning movement counts shall be collected with 7:00 a.m. to 9:00 a.m., 
11:00 a.m. to 2:00 p.m., and 3:00 p.m. to 6:00 p.m. as the collection periods on a 
typical weekday including automobiles, heavy vehicles, and cyclists;
Traffic volume balancing shall only be undertaken if the variance between the 
counts is minimal and no significant traffic generators/attractors are situated 
between the count locations;
Given the geometry of several of the roadways and intersections and the 
acceleration characteristics of typical vehicles travelling to and from quarries, 
sight lines shall be reviewed at each intersection under Niagara Region’s 
jurisdiction;
The analysis shall include the proposed accesses to the site for operations 
including the need for geometric improvements, left-turn lanes, and intersection 
control;
Any geometric improvements recommended shall be accompanied by a 
functional plan demonstrating the feasibility of implementing such a 
recommendation;
Any operational improvements shall be supported by justification analyses such 
as, but not limited to: left-turn lane warrants, traffic control signal warrants, 
roundabout feasibility reviews, and demonstrated operational and/or safety 
benefits;
Based on the study intersections, the Ministry of Transportation Ontario (MTO) 
will be a review and commenting agency on the TIS and will also have their own 
requirements to be placed on the TIS; and
One of the haul routes identified falls within the City of Thorold’s jurisdiction and 
consideration should be given for providing the opportunity to review and 
comment on the TIS for representatives from the City of Thorold.

Economic Impact Assessment
It is requested that the Economic Impact Assessment includes financial and 
economic benefits for the City of Thorold as well as the City of Niagara Falls and 
the Region.





 

 

 

 

 
THE REGIONAL MUNICIPALITY OF NIAGARA 

BY-LAW NO.  
A BY-LAW TO PROVIDE FOR THE ADOPTION OF AMENDMENT XX 

TO THE OFFICIAL PLAN FOR THE NIAGARA PLANNING AREA  
to identify Lands On Schedule D4: Mineral Resources  

as “Licensed Pits And Quarries” and permit a new mineral aggregate 
operation together with ancillary facilities on such Lands through site 

specific policy  
(Upper’s Quarry) 

 
WHEREAS the lands subject to this Amendment are described as Part Lots 119, 120, 136 and 
137, including Upper’s Lane lying between Thorold Townline Road and Beechwood Road, and 
Part of Road Allowance between Lots 120 and 136 between Thorold Townline Road and 
Beechwood Road, in the former Township of Stamford, now in the City of Niagara Falls, in the 
Regional Municipality of Niagara (hereinafter referred to as “the subject lands”); 
 
WHEREAS the subject lands are currently designated “Good General Agriculture Area” on 
Schedule A:  Regional Structure in the Niagara Region Official Plan;   
 
WHEREAS the Niagara Region Official Plan provides consideration for the establishment of 
new or expanded mineral aggregate extraction operations on lands designated “Good General 
Agricultural Area”, subject to an assessment of the potential impacts of such a land use on the 
natural environment, agricultural operations, and surrounding land uses; 
 
WHEREAS the subject lands are within an area identified as “Silurian Formation” on Schedule 
D1: Potential Bedrock Areas – Stone;  
 
WHEREAS the approval of any new or expanded mineral aggregate operations require an 
amendment to the Niagara Region Official Plan and, through that amendment, are to be 
identified as “Licensed Pits and Quarries” on Schedule D4:  Mineral Resources;   
    
WHEREAS Subsection 22 of the Planning Act, 1990 states when the requirements of 
subsections (15) to (21), as appropriate, have been met and Council is satisfied that the 
plan as prepared is suitable for adoption, 

 
WHEREAS  it is deemed  appropriate to further amend  the Official Plan as adopted  by 
Regional Council for the Niagara Planning Area, 

 
NOW  THEREFORE  the  Council  of  The  Regional  Municipality  of  Niagara  enacts  as 
follows: 

 
1.  That the text attached hereto is hereby approved as Amendment __ to the Official Plan 

for the Niagara Planning Area. 
 
2.  That the Regional Clerk is hereby authorized and directed to give notice of Council's 

adoption in accordance with Section 17(23) of the Planning Act, 1990. 
 



 

 

 

 

3.  That this By-law shall come into force and take effect on the day after the last day of 
appeal provided no appeals have been received. 

 
THE REGIONAL MUNICIPALITY OF NIAGARA 
 
 
James Bradley, Regional Chair 

 
 
 
 
 

 
 
AnnMarie Norio, Regional Clerk 

 
 
 
      
 
 
 
 
 
Passed:  ________, 202_ 



 

 

 

 

 
Amendment No. 

To The Official Plan 
for the Niagara Planning Area 

 
PART "A"- THE PREAMBLE 

 
The preamble provides an explanation of the Amendment  including the purpose,  location, 
background,  and basis  of the policies and implementation, but does not form  part  of 
this Amendment. 

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

 
 
 

PART "B"- THE AMENDMENT 
 
The Amendment describes the additions and/or modifications to the Official Plan for the 
Niagara Planning Area, which constitute Official Plan Amendment No. XX 

 
-   Map Change 
-   Text Change 

 
PART "C"- THE APPENDICES 

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



 

 

 

 

 
 

 
 

PART ”A”- THE PREAMBLE 
 

TITLE AND COMPONENTS: 
 

This document, when approved in accordance with Section 17 of the Planning Act, 1990, shall 
be known as Amendment __ to the Official Plan of the Niagara Planning Area. Part "A"- The 
Preamble, contains background information and does not constitute part of this Amendment. 
Part "B" - The Amendment, consisting of map a n d  t e x t  changes, constitutes Amendment 
__ to the Official Plan of the Niagara Planning Area. Part “C” – The Appendices, does not 
constitute part of the Amendment. These Appendices contain information related to public 
involvement and agency comments associated with the Amendment. 

 
PURPOSE OF THE AMENDMENT: 

 
The purpose of this Amendment is amend Schedule D4 to identify lands, as described below 
and shown on Map 1 attached to this Amendment, as “Licensed Pits and Quarries” to the Niagara 
Region Official Plan that reflects and supports the approval of the Upper’s Quarry. 

 
LOCATION OF THE AMENDMENT: 

 
The amendment area is within the City of Niagara Falls and on lands described as Part 
Lots 119, 120, 136 and 137, including Upper’s Lane between Thorold Townline Road 
and Beechwood Road, and Part of Road Allowance between Lots 120 and 136, in the 
former Township of Stamford, now in the City of Niagara Falls, in the Regional 
Municipality of Niagara, as shown on Map 1 attached to this Amendment. 
  
BACKGROUND 
 
The subject lands are identified by the Niagara Region Official Plan Schedule D1 as being within 
a ‘Potential Resource Areas:  Stone’.     
 
To permit the proposed quarry, an amendment to the Niagara Region Official Plan is required to 
identify the subject lands as a “Licensed Pits and Quarries” on Schedule D4:  Mineral Resources.  
In addition, the applicant has applied to amend the City of Niagara Falls Official Plan and Zoning 
By-law.  An application for a Class A licence (for a below water table quarry) under the Aggregate 
Resources Act has also been submitted concurrently to the Ministry of Northern Development, 
Mines, Natural Resources and Forestry (MNDMNRF). 
 
In support of the proposed applications, the proponent has participated in pre-consultation with 
Niagara Region, the City of Niagara Falls, the Niagara Peninsula Conservation Authority and the 
MNDMNRF.  The applications have been submitted together with the prescribed technical reports 
and information requested through pre-consultation and in accordance with the Aggregate 
Resources Act Standards, including detailed Site Plans. 
 

  



 

 

 

 

BASIS FOR THE AMENDMENT: 
 

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

 
b) The Amendment will allow for the proper conservation and management of an identified 

important provincial source of high quality aggregate resource; 
 
c) The Amendment will support provincial policy that aims to protect a long term supply of 

mineral aggregate resources by making available as much mineral aggregate resource 
as is realistically possible as close to markets as possible;  

 
c)  Based on the  Region's review  of the  Planning Act, 1990, the  Provincial  Policy 

Statement (2020), the Growth Plan (2020), the Provincial Plans (2017),  the  
Regional Official Plan, and public  and agency consultation, Regional staff is of the 
opinion that the Amendment is consistent with  t h e  Provincial Policy Statement, is 
in conformity and does not conflict with the Provincial Plans that are in effect, is in 
conformity with Provincial and Regional policies and represents good planning. 

 
IMPLEMENTATION: 

 
Section 14, Implementation of the Official Plan for the Niagara Planning Area, shall apply 
where applicable. 

  



 

 

 

 

 
 
 
 

PART "B" - THE AMENDMENT 
 

Amendment XX 
To the Official Plan for the 

Niagara Planning Area 
 
 
 
The Official Plan for the Niagara Planning area is amended as follows:  
 
Map Changes (attached) 
 
1.  "Schedule D 4 -  M i n e r a l  R e s o u r c e s " is amended to add a n d  i d e n t i f y  lands 
described as Part Lots 119, 120, 136 and 137, including Upper’s Lane between Thorold 
Townline Road and Beechwood Road, and Part of Road Allowance between Lots 120 
and 136 between Thorold Townline Road and Beechwood Road, in the former 
Township of Stamford, now in the City of Niagara Falls, in the Regional Municipality of 
Niagara, as shown on Map 1 attached to this Amendment as “Licensed Pits and 
Quarries” 
 
 
Text Changes  
 
The Official Plan for the Niagara Planning Area is amended as follows: 
 
Part I – Modifications to Existing Policies 
 
1. Add to Section 13.D (Site Specific Policies for Niagara Falls) the following site 
specific policy: 
 
13.D.1   Land Use 
 
Policy 13.D.1.__ Notwithstanding any other policy to the contrary in this Plan, a 
mineral aggregate operation (quarry) and ancillary uses and facilities are permitted in 
accordance with approval under the Aggregate Resource Act on lands described as 
Part Lots 119, 120, 136 and 137, including Upper’s Lane between Thorold Townline 
Road and Beechwood Road, and Part of Road Allowance between Lots 120 and 136 
between Thorold Townline Road and Beechwood Road, in the former Township of 
Stamford, now in the City of Niagara Falls, in the Regional Municipality of Niagara. 

 





CITY OF NIAGARA FALLS 
 

By-law No. 2021- 
 
 
 
 
A by-law to provide for the adoption of Amendment No. XX to the City of Niagara Falls
Official Plan (OPA #XX). 

 
THE COUNCIL OF THE CORPORATION OF THE CITY OF NIAGARA FALLS, IN 
ACCORDANCE WITH THE PLANNING ACT, 1990, AND THE REGIONAL 
MUNICIPALITY OF NIAGARA ACT, HEREBY ENACT AS FOLLOWS: 

 
1.       The attached text and mapping constituting Amendment No. XX to the City of

Niagara Falls Official Plan is hereby adopted. 

Passed this ____ day of ____, 2021. 

 
 
 
...................................................................... ................................................... 
WILLIAM G. MATSON, ACTING CITY CLERK JAMES M. DIODATI, MAYOR

 
 
 
 
 
First Reading:         ______, 2021 
Second Reading:    ______, 2021 
Third Reading:        ______, 2021 

 
 
 
 
 



OFFICIAL PLAN AMENDMENT NO. XX 
 
PART 1  PREAMBLE 

 
(i) Purpose of the Amendment 

 
The purpose of this amendment is to 

, 
permit a below-

on lands generally situated south of Beaverdams Road, immediately east of 
Thorold Townline Road, immediately west of Beechwood Road and north of 

described 
as Part Lots 119, 120, 136 and 137
Townline Road and Beechwood Road, and Part of Road Allowance between 
Lots 120 and 136, in the former Township of Stamford, now in the City of 
Niagara Falls, Regional Municipality of Niagara. 

 
(ii) Location of the Amendment 

 
The amendment applies to the land shown on Map 1.   

(iii) Details of the Amendment 

Map 
Changes 

 
   Schedule A  Future Land Use has been amended to redesignate the land, 

shown on Map 1 (attached), 

Extractive Industrial  
 
 
(iv) Basis of the Amendment 

 
 Official Plan states that the extraction of mineral aggregate 

resources is an important industry to the local and regional economy and that 
potential Mineral Aggregate Areas (identified on Appendix IV) (including the 
subject lands) are to be protected for future extractive industrial purposes.  
 
Walker Aggregates operates their existing quarry just over 2 kms north of the 
subject lands.  The bedrock resource at  is nearing 
depletion in the not too distant future. 
 

  



The site proposed for the new quarry was selected by Walker Aggregates to 
continue to secure an ongoing supply of high quality bedrock resource needed 
to support growth within Niagara Region and the City of Niagara Falls for the 
long term.   
 
An amendment 
proposed outside an area designated Extractive Industrial. In addition, the 
applicant has applied to amend the Region of Niagara Official Plan and the City 

-law.  An application for a Class A licence under the 
Aggregate Resources Act has also been submitted to the Ministry of Northern 
Development, Mines, Natural Resources and Forestry (MNDMNRF) for the 
below water table quarry.  
 
In support of the proposed applications, the proponent has prepared a 
Summary Statement and Site Plans in accordance with the Aggregate 
Resources Act Standards.  Site Plans describing the existing site conditions, 
method of aggregate extraction, phasing, progressive and final rehabilitation 
are also contained in the Summary Statement.  Additional supporting reports 
and studies were prepared and submitted by the applicant and peer reviewed 
collectively by the Region and City as part of the Joint Aggregate Review Team 
(JART) program. 

 

PART 2 - BODY OF THE AMENDMENT 
 
All of this part of the document entitled PART 2  Body of the Amendment, consisting
of the following text and attached maps, constitute Amendment No. XX to the Official 
Plan of the City of Niagara Falls. 

 
 
DETAILS OF THE AMENDMENT 

 
The Official Plan of the City of Niagara Falls is hereby amended as follows: 

 
 
MAP CHANGES 

 
i) SCHEDULE A  LAND USE PLAN of the Official Plan is amended by:

 
    redesignating land 

Extractive 
 as shown on the map attached entitled ap 1 to Amendment

No. XX  
 

 
 

 

 







CITY OF NIAGARA FALLS 
 

By-law No. 202_- 
 
A by-law to amend By-law No. 79-200, to rezone the Lands from Agricultural (A) Zone, Agricultural 
(A) (numbered 467) and Hazard Lands (HL) Zone to Extractive Industrial (EI) (numbered ###) Zone to 
permit a quarry licensed under the Aggregate Resources Act.  The site specific exceptions to the EI 
(numbered ###) Zone will update references according to the Aggregate Resources Act and 
associated Standards, to clarify minimum yard width and depth requirements and will clarify that 
storage and processing of recycled aggregate material is a permitted use.   

 
THE COUNCIL OF THE CORPORATION OF THE CITY OF NIAGARA FALLS ENACTS AS 
FOLLOWS: 

 
1. The lands that are the subject of and affected by the provisions of this by-law are 

described in Schedule 1 of this by-law and shall be referred to in this by-law as the “Lands”. 
Schedule 1 is a part of this by-law. 

 
2. The purpose of this by-law is to amend the provisions of By-law No. 79-200, to permit the 

use of the Lands in a manner that would otherwise be prohibited by that by-law.  In the 
case of any conflict between a specific provision of this By-law and any existing provision 
of By-law No. 79-200, the provisions of this By-law are to prevail. 

 
3. Notwithstanding any provision of By-law No. 79-200 to the contrary, the following 

regulations shall govern the use of the Lands: 
 

a. 11.6.1 be replaced with the following: 
 
11.6.1  INTERPRETATION:  In section 11.6.2 
(a) “pit or quarry” means land where gravel, stone, sand, clay, shale or other 
natural material is or has been removed by excavating, quarrying or otherwise for 
sale or use for construction, business, manufacturing or other industrial purposes.  
For clarity, the importation, use and stockpiling of recycled aggregate, for blending 
purposes will also be included within this meaning.  
 

b. 11.6.2 be replaced with the following: 
 
11.6.2 PERMITTED USES:  No person shall use the Lands or erect or use any 
building or structure for any purpose except one or more of the following uses: 

 
(a) A pit or quarry licensed under the Aggregate Resources Act, 1990, as 

amended 
 
(b) Processing of natural materials removed from the site including crushing, 

screening, mixing, washing and storing of such materials 
 
(c) Processing of recycled aggregate material, including recycled asphalt and 

recycled concrete, brought on site including mixing and storing of such 
materials 

 
(d) Concrete or asphalt mixing plant 
  
(e) Accessory buildings and accessory structures 
 



(f) A use, building or structure permitted in any one or more of clauses (a) to 
(d) inclusive or section 12.1 

 
c. 11.6.3 (b) be replaced with the following  

 
11.6.3 
(b) the regulations for a use, building, or structure permitted under clauses a, b, 
c, d or e of section 11.6.2 shall apply to the Lands as follows: 
 
(i) Minimum required yard:  

 
• from a lot line abutting 

Townline Road and 
Beechwood Road 
 

• from a lot line abutting any 
other lot or a lot line 
abutting Upper’s Lane 
 

 

 
 
30 metres 
 
 
15 metres  
 
 

(ii) TransCanada pipeline setback 
 

No building, structure, 
parking or loading 
spaces, or related aisles 
or driveways may be 
located closer than 7.0 
metres to the 
TransCanada pipeline 
right of way except 
accessory buildings 
which may not be located 
any closer than 3.0 m to 
the TransCanada 
pipeline right-of-way. 
 

(iii) Maximum height of building or 
structure 
 

15 metres subject to 
section 4.7. In addition to 
section 4.7, a silo and/or 
conveyor that is used in 
association with a use 
permitted on the same lot 
is exempted from the 
maximum height of a 
building or structure   
 
 

(iv) Definition of Lot Notwithstanding the 
definition of lot in this By-
law, the Lands shall be 
considered to be one lot 
for zoning purposes. 
 

 
12. The provisions of this by-law shall be shown on Sheets A4 and A5 of Schedule “A” of By-

law No.79-200 by rezoning the Lands from A Zone, A (numbered 467) Zone and HL 



Zone to EI (numbered ###) Zone. 
 
13. Section 19 of By-law No. 79-200 is amended by adding thereto: 

 
19.1.### Refer to By-law No. 2021-__ 

 

 
 
 
Read a First, Second and Third time; passed, signed and sealed in open Council this ___ 

day of __________, 202_ 
 
 
 
.................................................................... ................................................................ 
WILLIAM G. MATSON, CITY CLERK JAMES M. DIODATI, MAYOR 

 

























Ministry of
Municipal Affairs
and Housing

Office of the Minister

777 Bay Street, 17th Floor
Toronto ON   M7A 2J3
Tel.: 416 585-7000

Ministère des
Affaires municipales
et du Logement

Bureau du ministre

777, rue Bay, 17e étage
Toronto ON   M7A 2J3
Tél. : 416 585-7000

234-2020-5382

January 18, 2021

Ken Lucyshyn
Executive Vice President, Aggregates & Construction
Walker Industries Holdings Limited
klucyshyn@walkerind.com

Dear Ken Lucyshyn:

Thank you for your correspondence expressing your concerns about the Walker 
Quarry site within Niagara Region and the recent amendments to the aggregate 
resources policies in A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe (Growth Plan).

Our government understands the important role that the aggregates industry plays in 
supporting job creation and economic health across Ontario. As you may know, the 
Ministry of Natural Resources and Forestry has recently brought forward regulatory 
amendments under the Aggregate Resources Act which will help streamline 
processes for businesses in the aggregate industry. The changes will ensure 
unnecessary administrative requirements are reduced and create opportunities for 
growth, while maintaining a steadfast commitment to protecting the environment and
managing impacts to communities.

In response to your inquiry about your property located between Thorold Townline 
Road and Beechwood Road, south of Beaverdams Road in City of Niagara Falls, we 
have reviewed our provincial Natural Heritage System (NHS) mapping and can 
confirm that your lands are not included in this mapping. As such, once adopted by 
Niagara Region, the provincial policies for the NHS in the Growth Plan will not apply
to your lands.

It should be noted that the NHS is intended to protect the region’s natural heritage 
and biodiversity. Based on provincial mapping criteria, the lands on Upper’s Lane 
were not and were never intended to be included in the NHS. I hope this helps to 
alleviate any concerns you may have had and allows you to proceed with your
application process.

We recommend continuing to work with the City of Niagara Falls and Niagara 
Region as they complete their official plan review.

…/2
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The Ministry of Municipal Affairs and Housing, along with our colleague ministries,
remains committed to supporting the mineral aggregate industry and we look 
forward to future discussions.

Sincerely,

Steve Clark
Minister

c. Cordelia Clarke Julien, ADM Ontario Growth Secretariat
Ministry of Municipal Affairs and Housing

John Matheson
Strategy Corp
aosindero@strategycorp.com

Doug Giles
Acting Commissioner
Planning and Development Services
Niagara Region
1815 Sir Isaac Brock Way
Thorold ON L2V 4T7
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Appendix J:  Consultation Summary & Strategy 

 
Upper’s Quarry 

Applications under the Planning Act for Niagara Region Official Plan Amendment, City 
of Niagara Falls Official Plan Amendment, City of Niagara Falls Zoning By-law 

Amendment  

Application under the Aggregate Resource Act for a Class A Licence (below water 
quarry) 

 

Prior to Filing of Applications (Completed) 

 

1. Initial Meeting held with Mississaugas of the Credit First Nation (MCFN) and 
Haudenosaunee Development Institute (HDI) (March 8 2018 and August 15, 2018) 

2. Letter to Six Nations of the Grand River (SNGR) from Archaeological Research Associates 
Ltd. (ARA) re summary details of archaeological assessments and Upper’s project 
(December 11 2018) 

3. Pre-consultation Meeting held with Niagara Region / City of Niagara Falls / NPCA (June 21 
2019)  

4. Pre-consultation Meeting held with MNRF (October 17, 2019) 

5. Pre-consultation Meeting held with Niagara Region / City of Niagara Falls / NPCA (October 
17, 2019) 

6. Pre-consultation Meeting / Calls with Department of Fisheries and Oceans (various dates in 
2019) 

7. Walker hosted six (6) Public Information Sessions:  

a. November 27, 2019 at 9:00 am 

b. November 27, 2019 at 2:00 pm 

c. November 27, 2019 at 5:00 pm 

d. November 28, 2019 at 9:00 am 

e. November 28, 2019 at 2:00 pm 

f. November 28, 2019 at 5:00 pm 

8. Walker established website (http://uppersquarry.ca/) on October 29, 2019 includes general 
information (map of subject lands, fact sheet and ability to register for updates) 

9. Walker compile(s) emails of public contact/notification list (ongoing) 
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*Note:  For additional details regarding consultation with MCFN, HDI and SNGR, see 
Record of Indigenous Engagement appended to Archaeological Assessment submissions.  

 

Following Submission of Applications  

 

10. Niagara Region / City of Niagara Falls provides Notices of Complete Applications  

11. MNDMNRF provides Notice of Complete application (for Aggregate Resources Act Licence) 

12. Walker posts submission material (applications, all technical reports and Site Plans) on 
website (ongoing as updated information becomes available) 

13. Walker will offer to host open house and/or individual meetings with residents upon 
request (ongoing) 

14. Notices of Public Meetings as required by Planning Act (Region and City) 

15. Public Meeting hosted by Region and City  

16. Public Notice of Application circulated as required by Aggregate Resources Act 

17. Public Information Session hosted by Walker 

18. Walker responds to all comments received during ARA Consultation Period 

19. Objection Forms served to persons to confirm if objection continued 

20. If Objections, Walker/MHBC compiles and submits record of process taken and objections 
to MNRF 

 

Following Public Meeting / Public Information Session 

 

21. Niagara Region / City of Niagara Falls Council meeting (one joint meeting or two separate 
meetings) to consider ROPA, OPA and ZBA and recommendations for Site Plans 

22. Notice of Decision (ROPA) – issued and circulated by Niagara Region  

23. Notice of Decision (City of Niagara Falls OPA) – issued and circulated by Niagara Region 

24. Notice of Decision (ZBA) – issued and circulated by City of Niagara Falls 

25. Notice of Referral or Recommendation – issued and circulated by MNRF 
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