
Niagara Official Plan – Statutory Public Open House (Virtual) – April 7, 2022 

Questions/Comments & Responses 

#  Question/Comment Response 

1 

My first impression of the draft plan is that it 
basically is the same as exists today.  Can your 
team highlight differences to existing practices 
that are in place today?  Thank you 

Our existing plan, plans growth to the year 2031, the new plan will plan for growth for an 
additional 20 years to the year 2051. Part of the way in which we manage that growth is through 
increased intensification rates, so increasing the amount of growth that's happening within our 
existing built up areas. 
Also, the identification of things like strategic growth areas as touched on in the presentation, 
which are areas around our GO transit stations. There are areas in our district plans areas where 
we want to see more high density and mixed use development and part of it is also being 
managed through new settlement area boundaries. Those expansions areas are where we're 
hoping to direct more market based housing needs. 
Also, there are new policies on urban design, expanding the use of district and secondary 
planning to implement the outcomes for growth that we want to see, identifying affordable 
housing targets and providing direction on inclusionary zoning. 
The plan also provides direction on things like climate change and sustainable development, 
which isn't component of our existing plan, and includes prioritizing the use of transit and active 
transportation as part of transportation planning. It also includes updates to the mapping of the 
natural environment system, and watershed planning direction. As well there are many new 
aggregate policies to align us with the policies of the Provincial Growth Plan. 

2 

what defines prime agricutral land There are 2 very similar terms: 
Prime Agricultural Area 
Prime Agricultural Land 
Both of these terms come from the Provincial Policy Statement.  
(Page 49) https://files.ontario.ca/mmah-provincial-policy-statement-2020-accessible-final-en-
2020-02-14.pdf 

3 
Is the greenbelt protected from development? The Greenbelt area is protected from urban expansions. Niagara's Specialty Crop Area, identified 

in the Greenbelt Plan, has additional restrictions on what uses are permitted to occur. 
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#  Question/Comment Response 
I am a farmer on more than 70 acres. I never Section 3.1.5.9. of the Environmental policies section is in reference to what is known as the 
heard a word about this until the last few weeks. provincial natural heritage system. Within the south part of the region of Niagara, this has to do 
What community outreach was done to notify with the growth plan natural heritage system. This mapping as well as the policies in section 
citizens that this was being planned? NONE of my 3.1.5.9. are all policies that were provided to us directly by the Province through the new growth 
farming neighbours knew about this until the OFA plan, therefore they were put in place by the Province when the new Growth Plan came out in 
notified us. 2017.  
Section 3.1.5.9 seems to clearly state that as a We as the Region, are responsible for implementing those policies. The Growth Plan natural 
farmer I cannot even put up an “accessory heritage system goes across several agricultural areas in the region. However within the 
structure” without getting an environmental provincial planning documents, there's a range of exemptions for different types of agricultural 
assessment because my land, as well as 80% of uses. Furthermore, through our work on the new Plan, we’ve looked at a few areas where we 
the land south of Biggar Road all the way to Fort thought the provincial exemptions were lacking, and added a few others. For example if you go  
Erie seems to fall in the “Natural Heritage to 3.1.5.9.2 G, and follow the policies down there, there's a range of other exemptions that 
System”. we've tried to put in place that don't require an environmental impact study or similar study to 
The way I read it, section 3.1.5.9 in the be completed when the uses are very small scale. 4 
“Sustainable Region” section is far overreaching 
and I strongly object. As written, I cannot even 
put up a swing set on 70 acres without 
demonstrating there are no negative impacts 
because it clearly states “No site alteration” is 
permitted without demonstrating this. 
I am allowed to apparently put up a small shed 
according to 3.1.5.9.2 (g) of 200m squared, but 
this is a ridiculous limitation for agricultural 
operations. As written, this plan is going to harm 
agricultural operations. What changes can still be 
made for agricultural use you are apparently 
trying to protect. 

What does Green Built Areas mean?  The term ‘Green Built Area’ is not part of the plan. Staff assume it was a reference to the 
5 ‘Greenbelt Plan area’ 
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#  Question/Comment Response 

6 

There was been a statement of providing for 
expansion of employment lands in rural areas, 
particularly in Port Colborne.  There was also a 
snapshot not allow extension of sewer and water 
services outside urban areas, and to protect the 
rural water.  How can these be integrated? 

The presentation spoke to a change in the plan where we're recognizing existing rural 
employment lands or rural employment area in Port Colborne, but not an expansion of the 
settlement area boundary there. 
These are existing areas recognized in our plan and in the local plan, so they are incorporated in. 

7 
The re-zoning will make the land less deirable and 
therefore less valuable what if we oppose to our 
land being re-zoned 

Zoning is the responsibility of local municipalities (Fort Erie, St. Catharines, etc.). Local 
municipalities will be updating their Official Plan and Zoning following the completion of the 
Region's Official Plan. 

8 
How soon can we expect to have a look at the 
new zoning bylaw ? 

Zoning is the responsibility of Niagara's 12 local municipalities. Local municipalities will begin to 
update their plans once the Region's plan is updated. Local zoning will be updated following that. 

9 
I noticed a transportation corridor across Niagara 
South, near Welland River. Is this the "Mid Pen 
Corridor"? 

Yes, that is formally known as the mid-peninsular corridor. The portion that is east of the 406 is 
now known as the MDT and GTA Corridor East. The area shown on the schedule is conceptual 
and represents the swath of land that the Province is still studying. 

10 

We want NO development of greenlands, NO 
development of agricultural lands, only 
densification of already built areas - don't need 
20-story Port Dalhousie luxury condos, duplexes 
and triplexes. Ecological imperative for human 
survival. Maybe if/when we're ever able to exit 
and recover from these ecological crises THEN we 
can consider to expand  
Why protect aggregate resources and "must be 
made available for extraction"? 
No plan to protect social assets? 
"Significant woodlands" tiny area 
All housing should be directed to existing built-up 
areas 

The Region has engaged with First Nations and indigenous communities throughout the process, 
from the formulation of background work to the development of draft policies to the draft 
consolidated plan.  
Approval authority of the new Plan lies with the Minister of Municipal Affairs and Housing. 
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#  Question/Comment Response 
What if any consultation or permission was 
sought from the other treaty partners of the Dish 
With One Spoon Treaty? 
We don't need luxury housing 
We don't need more "employment land" people 
can work from home or employment areas can 
build up 
So the Minister can veto whatever the Region 
comes up with? 

11 
What does rural employment opportunites 
mean? 

Rural employment refers to any employment occurring outside of the urban settlement areas. 

12 

right now my land is classified as general 
agriculture and now it will be Prime Agricultural. 
What changed on my land to classify it as prime. 
Why is the northend of the city classified as 
general agriculture and it is prime farm land. 

The only change is in the terminology. The Region's previous definition for "Good General 
Agriculture" is actually more restrictive than the new "Prime Agricultural Area" definition. 

13 
Please list the "new transitional policies" in NES 
since draft. 

You can find the Transition and Implementation section within the Sustainable Region section of 
the Draft Official Plan starting at Policy 3.1.30. https://niagararegion.ca/official-
plan/pdf/proposed-plan/chapter-3-sustainable-region.pdf 

14 

You have set targets for the Town of Fort Erie. 
1) What penalty is there if they cannot put plans 
in place that meet the target? 
2) If the Town fails to meet the goals in its plan, 
what is the penalty to the Town? 

What we've outlined in the official plan are just targets, so the intent is for the town of Fort Erie 
to meet those intensification targets as they plan for growth within their within their 
municipality. 
There isn't a penalty for not meeting your targets, however, we strive to put policies in place that 
will allow the region as well as our municipalities to reach those targets. 

15 
Have you considered alternative housing 
scenarios such as Tiny Home communities and 
Off Grid housing? 

Our strategy considers the opportunity for additional units on existing properties (secondary 
dwellings, tiny homes, garden suites, etc.). 
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#  Question/Comment Response 

16 

Can you please expand on proposed policies to 
allow secondary suites & accessory dwelling 
units? They will be key tools in reaching the goal 
of 60% of growth in built-up areas. It would be 
helpful to expand on how this plan will encourage 
infill development, as opposed to maintaining 
expensive, exclusive NIMBY neighbourhoods 
across the region 

In terms of secondary units, we refer to them as additional residential units to align more with 
provincial legislation, but essentially as required under the Planning Act, we do require 
municipalities to reflect that within their own official plans and zoning bylaws, that up to two 
units, either within the dwelling or as an accessory to that dwelling be permitted for single 
detached, semi detached and row housing or townhouse housing.  
Our housing policies also encourage more flexibility in the zoning provisions being provided to 
accommodate those additional residential units, but also to allow for a range of housing. We 
want to see more types of housing to accommodate our population. We want to direct more of 
that housing inwards, to achieve the 60% intensification target. 

17 

Affordable Housing – How do you make sure that 
‘affordable’ units are purchased by those needing 
them and not by others who can afford more? 
I heard that this is for affordable housing . How 
are you monitoring the sales so companies or 
groups don't buy up all this affordable housing? 

The role of the official plan isn’t to determine who can buy housing or who can buy land. We 
focus more on ensuring that we are able to provide the right kind of supply and enough supply to 
accommodate everyone within our region, now and in the future, by making sure that a range of 
housing types are available.   
Community Housing or supportive housing, this is housing that's run by non-profits or can be run 
by regional housing providers, and they might have more stringent rules for who can rent out 
those types of units or who can be subsidized by regional or provincial funding, but this plan is 
more so about providing the right kind of land use conditions in order for both market and 
Community Housing to be built. 

18 

Would be nice if there was something in hear at 
the municipal level for example letting existing 
taxpayers build up on their existing properties.   
Most of what I see is for developers.  Same as 
what happened in North Oakville. 

Thank you for the comment. 

19 
Will the Fulton hamlet expansion support  
commercial development or just residential 

The Fulton Hamlet expansion is for rural employment uses and commercial development 
possible. Residential uses will not be permitted in this expansion area. 

20 
I would like to know how I can exclude my 
property from being designated a “natural area”. 
Is located in an area that has already had 

Please get in touch with us directly at our email at makingourmark@niagarararegion.ca with 
your address and your question and we can look at the site and try to give you information on 
that particular site. 
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#  Question/Comment Response 
substantial housing growth. I have no plans to 
develop it, but would like to know that I could do 
it if the opportunity arises. 

21 

Does the new plan have policies to convert more 
residential zoned properties situated within the 
proximity of commercially zoned properties into 
a zone such a General Commercial. this is similar 
to what the 1970s official plan included. 

Changes to zoning will be addressed by the local municipalities after the new Niagara Official 
Plan is approved, and following their update to the local official plans. 

22 

Please describe the changes wrt new (NFalls) 
hospital location since the draft --- and what 
those changes will mean. 

Schedule B of a draft official plan identifies a line around the urban strategic growth area 
including around the hospital, which outlines that this is the area that will be further studied as 
part of additional secondary planning process to look at what the future development of this 
area will be. 

23 
Why is the intensification rate higher than the 
current rate or the minimum required rate by the 
Growth Plan? Can you expand on this? 

Through our background analysis, it was determined that Niagara's built up areas had the 
capacity to accommodate more than the provincial minimum of 50% intensification. 

24 

what was the  reason to chose to plan for 20,000 
more people than the province  designated for 
Niagara, given the very special nature of this 
area, that being the prime farmlands, unmapped 
fruit lands  and Carolinian ecosystems ? 

Staff released a draft 2051 allocation plan in May of 2021. It was then further reviewed for 
opportunity for new growth within each of our municipal municipalities, and we determined that 
in Lincoln and Welland, there is more capacity, and more demand for units than what was 
recognized. Therefore, there was an increase in the 2051 by 20,000 people to reflect this, all 
20,000 people will be within the built boundary. 
There will be no additional pressure on farm lands or unmapped fruitlands, or the Carolinian 
ecosystem. 

25 

Given the critical state of Climate Collapse, why is 
there not a MUCH more aggressive drive to direct 
all growth to already built up areas, making use 
of brown fields, re-designing the innumerable 
existing commercial spaces ( e.g. strip malls, etc)  

When we plan for growth we determine intensification rates. The regional rate is 60%, which is 
higher than the provincial minimum target. We also have to plan for market demand. The 
province requires through policy to plan for market demand and that is planning to provide for 
all forms of housing. While we're certainly encouraging more medium and higher density 
development, we do have to plan for all forms of housing and addressing the market. 
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#  Question/Comment Response 
and other urban areas to emphasise building UP 
instead of by urban expansion?  Only 60% 
directed to "existing built up areas" is completely 
unacceptable. Our very limited current green 
spaces, including forests and wetlands must be 
protected at all costs if we are at all serious about 
GHG and Climate Collapse. 

Additionally, re-designating of the existing commercial spaces is something we are working with 
our local partners on.  Schedule B of the official plan shows major transit station areas, which are 
areas that have secondary plans in place that looked at some of those adjacent commercial 
plazas that are in place with a big box plaza. We look at the mixed use density targeting that 
area, including consideration of incorporating residential towers potentially as well as 
commercial spaces underneath so you would see those commercial areas evolving. 

26 

Could you please expand on how the different 
municipality growth targets were decided? When 
comparing the municipalities that have the least 
affordable housing markets (NOTL, Wainfleet & 
Grimsby), it would seem those should be priority 
growth areas to allow for more housing supply. 
Yet NOTL is only at 25%, and wainfleet is at 0%.  

The Province of Ontario provides the Niagara region with an overall growth forecast. The Region 
engaged Hemson consulting in 2016 to help with allocating the growth forecasts from the 
regional level down to municipal levels. At that time, we established 3 different growth scenarios 
and ultimately selected a preferred growth scenario that looked at the housing share that each 
municipality could accommodate  based on many factors that include market demand, capacity, 
housing mix, etc. 

27 

What kind of jobs are expected under the rural 
employment opportunities.  Will PSW still be 
protected in these areas? 

Provincial significant wetlands are protected from development and site alteration regardless of 
where they are in the region, both through regional planning policies as well as the policies and 
regulations of the Conservation authority. 

28 

What types of changes could the provincial 
ministry make to NOP? 

We've been in consultation with the province through the development of the official plan. 
However, it's a very complex document and it's very comprehensive and addresses a lot of policy 
topics and issues. When the plan is adopted by the region and goes to the province, they have 
the power to modify the plan or red line the plan and make changes that would deal with 
conformity to Provincial Plans such as the Provincial Policy Statement the Growth Plan, 
Greenbelt Plan, etc. 

29 

I'm surprised how little emphasis there is on 
supporting the needs of adjusting to Climate 
Change, which the Region has declared an 
emergency. Local enterpises for such purposes as 

The climate change section of the official plan identifies some policies that do support our 
objectives with respect to climate change mitigation and adaptation. Some examples include 
supporting compact built form efficient land use patterns, prioritizing transit and supporting 
active transportation. Also, protecting and enhancing our natural environment and planning for 
resilient infrastructure.  
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#  Question/Comment Response 
District Heating will need Capital, How will N 
Region assist int this? 

The region is going to prepare a municipal energy plan, and explore some options relating to 
green development standards. We are also looking at developing a greenhouse gas inventory 
and to establish some targets to reduce our emissions and currently have a greening initiative to 
increase our vegetative cover. 
There is also current work on the 2021 water and wastewater master servicing plan, which does 
have a lens for climate change. As well, there is work on stormwater management guidelines, 
which is important to understand how we have climate change adaptation. 

30 

What is the percent cover of your Natural 
Environment System within the Region as a 
whole? 

This depends on whether we're talking about the system itself, or the entirety of the system, 
which includes the provincial natural heritage systems, and the range of kind of key hydrologic 
areas kind of groundwater areas itself, or feature base, so I I think rather than trying to fumble 
over each one of those numbers, that's something we could we could try and answer better in 
the written answers that are. 

31 

We should be against the mid-peninsula highway 
or whatever it wants to be renamed as. 

The province is working on reviewing the Mid-peninsula corridor and nothing has been 
approved. They're studying the corridor, which is a public process, where residents and 
stakeholders can be involved. The region can provide information on how the public can be 
involved.  

32 

Can you provide any info about development 
behind Viger Drive in Welland which was part of 
Memorial Park and currently has much wildlife. 

This is a site within the city of Welland that has been mapped as an other wetland feature, in our 
proposed draft mapping within the official plan. Within the policies of the plan that that type of 
natural environment feature is one that identifies that additional evaluation would be required 
to determine the extent to which the feature would be protected. 

33 

Why is there any expansion of built-up areas 
when we're already living ecological crises that 
are only getting worse? What will this do for 
children, grandchildren, and the generations yet 
to come? 

Urban and rural settlement area boundaries are proposed to address community and 
employment needs over the next 30 years based on a land needs assessment and higher 
intensification rate than required by the Province. Natural heritage features within expansion 
areas will be protected in the same manner as features within the existing settlement area 
boundaries. 
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#  Question/Comment Response 

34 

There is a section of land behind Viger Drive in 
Welland that is considered as other wetlands , 
non-provincially significant wetlands.  Is this land 
protected and does This prevent expansion for 
home dwellings. It is designated as low density. 

This is a site within the city of Welland that has been mapped as an other wetland feature, in our 
proposed draft mapping within the official plan. Within the policies of the plan that that type of 
natural environment feature is one that identifies that additional evaluation would be required 
to determine the extent to which the feature would be protected. 

35 

maybe this isn't a question for this group but any 
idea why as land owners we were never offically 
notified of the changes to our land we only found 
out through word of mouth 

The NHS system and policies are a Provincially created system based on Provincial mapping and 
provincial policies that where were implemented by the province in 2017. It is the Region's 
responsibility to conform to Provincial directives and mapping when required through Provincial 
policy.  
The level of effort put into notification and consultation by the Region has been extensive, 
including the numerous amount of sessions that we've had over the years. We've invited the 
public and other stakeholders to several sessions, and worked with stakeholder groups through 
other agricultural groups, via a wide variety of means over the last several years. 

36 

Are there policies incliuded that will 
disincentivize suburban sprawl and automobile-
centric development? Reducing parking 
requirements and parking minimums needs to 
happen if we are going to build a walkable, transit 
friendly and equitable region. 

Zoning essentially happens at the local level. However, there are policies throughout the official 
plan that encourage intensification, which is one way dis-incentivizing sprawl. We're also focused 
quite heavily on building up our regional roads into complete streets, which will balance how 
people essentially get around and will reward those who choose to cycle or walk. With respect to 
transit and walkable communities, the secondary plans play a big role in that, for example for 
intensification areas like around the GO stations, they  will all have a focus on intensification, 
reduce parking standards and so forth. 

37 

Just because more capacity doesn't mean we 
need to build it. How do you define lots of 
"demand" for housing? Just house prices? These 
can decline. Better to not build out any more 

Demand for housing is calculated based on anticipated population forecasts, demographic shifts 
in age cohorts, and calculated market-demand. This information is used to determine the 
resulting number of new households that will be formed over the long term.  
 
The Region has used the Provincially mandated “Land Needs Assessment Methodology for the 
Greater Golden Horseshoe” as part of it calculation of housing need. Further information is 
outlined in the Revised Land Needs Assessment Summary for the Niagara Official Plan. 
https://pub-niagararegion.escribemeetings.com/filestream.ashx?DocumentId=17781   
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#  Question/Comment Response 

38 

Why is there no plan to restore the environment? 
Last I checked in 2015 the tree cover of Niagara 
was only 17%, and the province at that time 
recommended a minimum of 30%! The urban 
CITY of Montreal has a higher tree cover than 
Niagara and I've yet to see any increase in 
Niagara's % 

We've thought a lot about that about how to best incorporate and reflect environmental 
restoration through the official plan. One of the conclusions that we came to is how the official 
plan policies are implemented, and what the purpose of the official plan is. The policies of the 
official plan are primarily implemented when there's a development application or a change in 
land use. Sometimes there is opportunity for some type of restoration to be included, through 
things like supporting areas and features, or enhancement areas within our official plan policies. 
Restoration programs, tree planting programs, etc. fall outside the scope of the official plan. 
They're implemented by a wide range of other programs that the Region, local municipality, 
conservation authority or private land owners might carry out.  

39 

How do you define affordable housing? The definition of affordable housing is based on those outlined in the Growth Plan and Provincial 
Policy Statement. To simplify, it means housing whose costs that amount to less than 30% of 
household income for low to moderate income households. In Niagara, this means households 
that make less than approximately $85,000 a year. 

40 

I would like to find out what my land will be re-
zoned and what new limitations will be 
implemented, I assume from your previous 
response that re-zoning my land is out of my 
control? 

Once the plan is adopted and approved by the province, the next step of that process is for our 
local municipalities to update their official plans in order to conform to the Regional Plan. They'll 
need to look at the targets and the policies and ensure that their plan is reviewed and revised to 
conform to the Regional Plan. After that process is when we get to the zoning bylaw level, where 
you can get involved in terms of what are the designations on your property, what the zoning 
going to be. 

41 

You said that the 20,000 more people were to  be 
accomodated inside urban the boundaries , 
which urban boundaries  are the 20,000 extra 
people be within? 

An additional 10,000 people have been added to Lincoln and Welland, all of which are within the 
built-up area (intensification). 

42 

I agree with other question on supporting 
infilling.  There should be much more 
documented plan emphasis on letting property 
owners infill which provides densification and 
accomplishes other conservation goals without 

Thank you for the comment. 



Page 11 
 

#  Question/Comment Response 
new builds.  The plan should also comment on 
reducing municipal barriers. 

43 

The regional plan should include section on social 
assisted housing or government provided housing 
which can be built on the new expanded 
development areas. 

Thank you for your comment. Section 2.3 of this draft Official Plan includes policies for 
"community housing" and "supportive housing", including policies that encourage these builds to 
be located in areas with access to transit and other public service facilities. New expansion areas 
would not preclude any form of development based on pricing or ownership type. 

44 

Have you included Wetland restoration to help 
with climate change especially peatlands? 

There are some policies in the plan that talk about the desire to restore and enhance wetland 
cover in the region. 
However, restoration type programs typically come through greening strategies, other strategies 
or programs that either the region or the conservation authority facilitates.  

45 
Has there been any conversation or consultation 
surrounding encouraging municipalities to use 
form-based codes as opposed to land use zoning? 

The Town of Pelham is currently considering a form of this. They are in the early stages of 
developing their draft zoning by law.  

46 

If can't use Regional Plan for restoration, then 
why not use it to conserve all the valuable, little 
non-built up or "developed" land there is left? 
Please expand on this "resilience", and protecting 
and improving environmental areas, as well as 
your greening initiative. The climate change 
adaptation plan is yet to be developed? 

The new Plan will implement environmental option 3C which was what Regional Council directed 
us to do, and it is the most robust option in the Region including the most different features and 
components. There's supporting areas and features enhancement areas that are included, 
mandatory buffers, linkage areas, all sorts of different components that go beyond the required 
standards of the Province. 

47 

Can the new official draft plan incorporate a 
section that lists important new solutions which 
sustain biodiversity?  As we expand development 
into new areas many see how biodiversity is 
impacted (increased traffic – more roadkill, less 
habitat for all species).   We need our city to 
endorse and support new ideas at initial 
consultations with developers to do our best as a 

In terms of whether it's appropriate to include those within the policies of the plan, generally the 
policies in the regional official plan are really just that. The policies are a jumping off point for 
how we're actually going to implement the important environmental protections in the Region. A 
lot of these things are implemented through the environmental impact study process. An 
important document that goes along with the official plan is the EIS guidelines, which will 
document some of the more specific tools that we are going to use.  
In the climate change section of the official plan we  commit to undertaking a vulnerability 
assessment and developing a climate change adaptation plan and that will  support us in 
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community to protect the declining biodiversity 
as we meet housing needs for expanding 
population.   
Examples such as:  
• Eco passages  - designed to mitigate the 
impacts caused  by increases in  new roads,  
vehicular  traffic  and the losses  of  open  upland  
habitat  and  connectivity  as an  opportunity  to  
facilitate reptile  and  amphibian terrestrial  
dispersal  and  movement  between  theses  
sensitive areas.   
• Concrete walls or fencing to keep turtles off 
roadways along critical areas where they are 
frequently killed without protection or 
implementation of concrete or wooden 
fencing/guides to keep them off roadways. 
Example:  Long Point Causeway Improvement 
Project 
• Advise developers to incorporate dry 
stormwater ponds (MOE, 2003) and enhanced 
grassed swales are a preferred ecological solution 
to mitigate stormwater impacts, increase 
assimilation functions and to decrease prolonged  
use  by  wildlife and allow them to  move through 
these  areas  as  safe  passages. “Many 
developers continually incorporate wet 
engineered stormwater ponds which are 
ecological traps for wildlife because they attract 
wildlife and put  wildlife  in  direct contact  with  

responding to the impacts of climate change that we know are already impacting Niagara and 
will continue to impact us in the future. That work will be informed by some region specific 
climate projections that have been prepared for the region. Section 3.5.4. of the draft plan 
speaks specifically to some of the policies in the plan that will support the transition to a more 
climate resilient communities. 
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harmful toxins  and  pollutants, which decreases  
their  survival.   

48 

Specifically for NOTL - Looking at Region data: 
they have the most expensive housing, the most 
homogenous single-family low desnity housing, 
and the smalled percentage of rental housing. 
25% growth target, compared to other 
municipalities, seems really small and like it won’t 
make a big impact to those problems. 

Wainfleet has a 0% intensification rate because they do not have any urban boundaries. 
Intensification is a specific term that refers to new units within the "built up area", a geography 
that was identified by the Province in 2008. Related to this, NOTL has an intensification target of 
25% because the majority of growth is to accommodate within Glendale, which is classified as 
Designated Greenfield and not built-up area. 

49 

Hemson consulting did a study for urban needs 
for the Northwest Quadrant area of the proposed 
expansion area Number One in Niagara Falls 
several years ago, before the proposal was 
rejected by the OMB. Does not selecting them for 
the region constitute a conflict of interest. Is 
Hemson still advising any landowners seeking 
urban expansions in Niagara? 

The Region retained Hemson consulting in 2014 to assist with our municipal comprehensive 
review. Hemson's role in the process is to help us take the regional level forecasts from the 
growth plan and allocate that growth to local municipalities. They provide direction on 
population, employment and housing forecasts on a municipal level. They have not been 
involved with the identification of lands for expansion or have been consulting any private land 
owners through this process. 

50 
Could this growth target be increased? Or are we 
too late to make that change 

The growth target has been increased 20,000 people over the provincial target based on more 
detailed planning. This extra growth is going to the built up areas of Welland and Lincoln. 

51 

What is the Regional Plan is doing for resilience. 
Also why are you just saying "if" we start to see 
signs of climate change? It's already happening! 

Through the Council directed natural environment option of 3C, we're aiming to have a resilient 
natural environment system by including as many of the optional components, including 
enhancement areas, mandatory buffers, linkage areas, etc. which are the different components 
that go beyond the required standards. Additionally, in the climate change section of the official 
plan there is a commitment to undertaking a vulnerability assessment and developing a climate 
change adaptation plan and that will  support us in responding to the impacts of climate change 
that we know are already impacting Niagara and will continue to impact us in the future.  
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#  Question/Comment Response 

52 

Regarding the expansion in south Niagara Falls 
(number 3), why in your report to council 
supporting this had you nothing to say about the 
report last December by the Niagara Falls 
Planning Department that no more urban 
expansions for Employment Lands in the city 
were recommended by them. 

The city of Niagara Falls has been undertaking an employment strategy concurrent to our official 
plan update. 
The Niagara Falls employment strategy identified a recommended area for expansion. It is within 
the urban area that currently exists in Niagara Falls and in the December as well as the August 
land needs assessment reports that the region produced. We recognize this area, and we have 
included it, so there is no urban boundary expansion for the purpose of employment area in this 
in the city of Niagara Falls, all expansions within the City of Niagara Falls or for the purpose of 
community area only, and this is consistent with the work that the city has done as well. 

53 

Does the new plan aim to convert more 
residential zoned properties situated within the 
proximity of commercially zoned properties into 
a zone such a General Commercial. This is similar 
to what the 1970s official plan zoned. 

Zoning is addressed at the local municipal level.  

54 
Hemson report was for expansion area Number 
two in past. 

Thank you for the comment. 

55 

When the zoning reaches the municipality level 
what chance do we have on making changes at 
that time rather than opposing the changes now 

When it comes to things like the specific zoning on your property, for example, what the 
maximum heights are going to be, or what type of commercial or what type of residential will 
specifically be permitted on your property? That is the time you would go to that local official 
plan level or the local zoning bylaw level and provide your input and perspective on what those 
changes might look like. 

56 

You claim the south expansion is not for 
employment lands. However, in your report to 
council it states that the expansion are for 
ancilliary areas releated to the hospital. Is not this 
a type of empolyment area. Does not seem 
residential to me. 

Official plan and land needs assessment categorizes employment growth into four typologies; 
major office growth, population related, employment land employment growth as well as rural 
area employment growth. 
Employment area growth is almost exclusive to employment land employment, so more 
traditional forms of employment such as manufacturing and industrial. When we talk about 
employment area expansion, those are the types of jobs that will be accommodated within 
employment area. Within the community area, which is what South Niagara Falls is expanding 
for, there's a mixture of residential as well as major office employment population area.  
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#  Question/Comment Response 

57 

A lot has been said about “encouraging” good 
types of development (mixed use, infill etc). Is 
there anything involved in this plan that 
“discourages’ or does not allow for development 
that the region has identified as undesirable? 
Single use, single housing type, expensive etc 

There are policies that would prohibit or discourage development, but its tied more so to specific 
locations, where we wouldn't want to see development. For example in areas that are a risk to 
human health or safety, such as hazard lands or floodplains. Also, we wouldn't want to see 
development in significant wetlands etc.  
We wouldn't want to direct heavy manufacturing in residential areas or apartment complexes in 
agricultural areas. 
We can't completely discount things like market demand for housing or market demand for 
single detached housing, however, often it is looked at in a site by site context.  

58 

Much of the Expansion Area three lands are 
protected wetland. How extensive is this. What is 
the extent of the area here which could actually 
be developed. 

The developable area was identified in the presentation. Thank you for the question. 

59 

It was said in the past that urban expansions 
were required because of stronger environmental 
policies. Could you provide a more exact figure 
about how much potentially developable lands 
were excluded because of this. Some of this land 
might be protected wetlands which were already 
excluded. 

The need for urban expansion is based on numerous factors. The environmental system provides 
direction on non-developable features within current and proposed boundaries. The need for 
expansion is not solely based on environmental features and policies. 

60 

Why have the lands proposed for reallocation in 
Thorold and Port Colborne still not been mapped. 
There must be some mapping to come up with 
the exact hectare figure given by the Planning 
Department. 

Lands in Thorold in Port Colborne have not been proposed for reallocation. The Land Needs 
Assessment simply recognized that some lands in Thorold and Port Colborne are impacted by 
aggregates and infrastructure planning. These lands remain within existing urban areas. 

61 

The EIS process is only started when 
development is propsed. Why not ensure 
protection of the environment in crisis now, 
before any "development" can be considered?! 

A significant amount of background work and research and analysis has gone into the 
development of the policies and mapping in the new Plan. Implementation is when the EIS 
process or subwatershed study process for larger areas takes over. When development is 
proposed, there's already the work that's done by us in developing the system, and then there's 
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#  Question/Comment Response 
Is there anything that explicitly states 
conservation and restoration are NOT allowed in 
an official plan? 
A more robust plan than 3c could have been 
chosen. You're still allowing 40%(!) outgrowth 

work that follows when there's any kind of proposed development in terms of after the plan. 
In terms of conservation and restoration, we have policies on supporting areas and features 
which supports the enhancement of areas, and includes in part of the definition for both of those 
feature types are lands that have the potential to be restored.  There is nothing that says you 
can't have them in the plan, but through our research and experience that we've had in our 
existing plan and the experience that municipalities elsewhere see is that that you put a plan or a 
strategy like that in an inappropriate location, like an official plan, it can get lost. We’ve found 
that the official plan is not the right tool to implement them. Our regional greening strategy is 
one of the key things that we've started already that is an appropriate tool for this.  

62 

What was the meeting of Niagara Falls Council 
where as you have claimed, the council rejected 
their Planning Department's rejection of urban 
boundary expansions. Both the Employment 
lands and Housing strategies which opposed 
expansions were supported by the city council. 

The Niagara falls staff’s planning report provided options for intensification and spoke to the 
matter that expansions would be required based on the Regional staff’s intensification rate. N.F. 
Council supported the intensification rate recommended by regional staff. 

63 

You indicated that a higher densities would cause  
inappropriate intensitifcation. Did not the 
Niagara Falls Housing Study by the Niagara Falls 
Planning Department that recommended higher 
densities, indicate that these would take place in 
more specific areas such as transit corridors 
where it would constitute good planning.I did not 
here any response to my comments  about 
intensificaiton along transit corridors. Could I 
hear a resposne now. I am well aware that the 
lands in Thorold and Port Colborne remain in 
urban designations. However, I wish they were 
mapped in part to test the accuracy about the 
comments made about the impacts of 

Niagara Falls is forecasted to add 20,000 new housing units between 2021 and 2051, 50% of 
which is within the built up area so they have a 50% intensification rate. That's about 10,000 
units that are going to the built up area. 
Niagara Falls is using a nodes and corridors type strategy to accommodate those along transit 
corridors, so the 10,000 units that are to be within the built up area will be along transit 
corridors as well as in strategic growth areas such as downtown as well as the GO train station 
secondary plan area.  
 
When we talk about lands and Thorold being impacted by an aggregate operation, we're actually 
talking about the area operation that's proposed in the city of Niagara Falls. It's adjacent to the 
city of Thorold, the urban area boundary and that area of influence actually extends into Thorold 
South and that is the area that we are saying is impacted by an aggregate operation as opposed 
to the existing aggregate operation. 
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#  Question/Comment Response 
aggregates. Also in the next 30 years the major 
aggregate operation in Thorold is going to be 
moved as shown by the new quarry to be 
established in Niagara Falls. 

64 
Is there a policy proposed in the New Official Plan 
regarding peer reviews of Environmental Impact 
Studies for Development 

Yes, there is a policy in the plan - 3.1.33.5 in the draft plan.  

65 

You already mentioned in the slide that it's higher 
than the abysmal rate of what the province and 
other municipalities are doing. 
"Struggling" planning departments is better than 
environmental collapse. 
The Region can build social housing. There's 
already tons of supply, that's not the problem, we 
don't need more land built on. Canada already 
has 1.3 million empty homes (enough to house 
every homeless person in Canada 3x over, if I 
recall correctly) 
Build on parking lots. Big box stores provide very 
little tax value for the area and cost they take up. 
What environmental research and analysis has 
gone into it? We're in ecological crisis. 
#SaveDontPave 
 How is it inappropriate to prevent development 
of unbuilt lands via the official plan? You coud set 
the rate at 100% 

Thank you for the comment. 
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#  Question/Comment Response 

66 

Infrastructure growth , water, waste, roads are 
extremely important to proposed development. 
Hospitals, Fire,  ambulance service needs to be in 
place prior to Urban growth.  
Are these costs reflected in costing to new 
development? 
Can you explain cash in lieu of parkland? 
Habitat for endangered species, do we have any? 
Does the official plan growth reflect the true 
costing to new housing development. 
 is not sufficient to the growth infrastructure that 
must be in place 

One of the most important things that we're doing, and it's identified in our official plan, is 
making sure we align growth with infrastructure and sustainable funding as well. We are working 
on our water, wastewater master servicing plans, and our transportation plan is being updated 
with projects and this all feeds into our development charges. Developments pay into 
development charges and those development charges, then help fund the growth infrastructure 
projects that we've identified. 
Emergency Management services, ambulances is part of the region, and we've identified it in our 
development charges study. However, when it comes to the other items such as fire, that's a 
local municipal item, but they would be looking at this through their own local development 
charge study as well. 
 As part of development applications there is a requirement at a local level to provide parkland 
and sometimes developments are able to provide parkland on site, but if they're unable to 
provide Parkland on site, they are able to provide cash in lieu based on the percentage of 
Parkland instead. At the local level they collect these funds, and can dedicate it to an area within 
their community where they can, construct a park. 

67 

We could determine the impacts on Thorold 
more clearly if the areas believed to be impacted 
by the quarry were mapped. Walker Brothers 
also indicated at the recent open house that they 
operate a quarry successfully in Amerstburg close 
to an urban area. 

Thank you for the comment. 

68 

Can you explain what significant wildlife habitat? 
Do we have any ? 

There is a number of different technical guidelines and technical criteria that talk about what it is 
and how it is identified. We have tools within the EIS guidelines that talk about habitat for 
wildlife that's been determined significant based on one or more reasons, such as size of the 
habitat, the type of habitat, etc.  
Yes, we do have it in the region, it is not mapped, but it is required to be protected both through 
provincial policy, the regional official plan policies. 
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#  Question/Comment Response 

69 

Why could not a matter as simple as a population 
projection be done in house, without going to a 
firm which in the recent past, represented 
landowners seeking an urban boundary 
expansion. 

Population projections are from the Province of Ontario. Hemson consulting assisted with the 
distribution of growth to each municipality. 

70 

Why were no significant wildlife habitats 
identified in the new official plan. One of the 
areas which the Ministry of Natural Resources 
has done mapping on is Deer Wintering habitat. 
There is one of these areas which have been 
mapped in the former CMS lands which are being 
recommended as an urban boundary expansion. 

Simply put, there is not enough data to map all the significant wildlife habitat accurately at a 
region wide level. So although we do have information on where some of it exists, in the region, 
if we were to map that region map that as part of the plan, there would be a lot of assumptions 
made about whether that is the total extent of it in the region. So based on the criteria that are 
available, the best practices of what’s been done in the region in the past, as well as mostly all 
the other municipalities in in the region, it is not mapped as part of the regional official plan and 
is rather identified in any kind of specific application, EIS or sub watershed plan. 

71 

This plan has been under review for over three 
years. During this time why were no local 
naturalist groups asked to identify Significant 
Wildlife Habitat. 

It is important that features mapped in the Official Plan are done so on a Regional scale that is 
consistent. Significant Wildlife Habitat is generally best dealt with at more of a local and site 
specific scale. 

72 
So you just don't bother to even try to show 
significant wildlife at all?? That's *you* assuming 
that people will assume. 

It is important that features mapped in the Official Plan are done so on a Regional scale that is 
consistent. Significant Wildlife Habitat is generally best dealt with at more of a local and site 
specific scale. 

73 
What consultation (if any) has been done with 
the other treaty partners of the Dish With One 
Spoon Treaty that covers Niagara? 

The Region has engaged with First Nations and indigenous communities throughout the process, 
from the formulation of background work to the development of draft policies to the draft 
consolidated plan.  

74 

If the additional 10000 people go to Lincoln and 
Welland then why do we need more peopNiagara 
falls and fort erie in /WEst Lincol n atc 

Each municipality was given a draft allocation of population growth. 10 of the 12 municipalities 
agreed the allocation was appropriate, whereas Lincoln and Welland required additional growth. 
Taking growth from one municipality to another would not be appropriate. 
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75 

How does the Official Plan interact with the  
Canal and the Shipping Industry 

The canal is owned by the federal government and operated by the Saint Lawrence Seaway 
Management Corporation, it is reflected in our plan, is captured in our transportation layer. We 
have infrastructure that crosses the canal such as roads or bridges or water and wastewater 
pipes that actually go underneath the canals.  
The canal is a very important piece for certain employment lands to have access to, for shipping 
containers, and being able to move quantities up and down the canal. 
Additionally, as part of the Niagara region we have an economic development group that works 
very closely with key stakeholders in employment and in particular those properties along the 
canal and those industries along the canal and also we are currently developing an economic 
development strategy and one of the key drivers coming out of the economic development 
strategy is to develop a marine strategy. 

76 

The regional mapping tool indicated that Millers 
Creek no longer exists east of the Queen 
Elizabeth Highway. Does not this show a failure in 
the EIS process. 

Not all natural environment system features are mapped. Several features and components of a 
system maybe identified or refined through site specific studies or subwatershed plans. The draft 
natural environment system mapping identifies permanent and intermittent streams, which are 
included as a type of key hydrologic feature.  

77 

Prime Agricultural lands exist in the Niagara Falls 
North West urban expansion proposed. The PPS 
2020 dos not allow this. Why is this being 
allowed? 

Expansion can occur to prime agricultural lands as long as we've looked at alternative locations. 
The Region went through a fairly robust process on our settlement area boundary review, which 
did evaluate impacts on agricultural land, looked at soil classifications, the presence of existing 
farming operations, the presence of livestock operations and then looked at the cumulative 
impacts of what expansion in select areas would have on the agricultural system. 

78 

Regarding the problems with EIS studies, the 
recent cut in Riverfront showed that a forest area 
was not as claimed ash and buckthorn. Does not 
this show that EIS studies should no longer be 
paid by developers. Could not developers pay 
into a fund  and the region select who would 
write these studies. 

 Thank you for the comment.  
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79 

Are not there two estate wineries close to two of 
the areas in Niagara Falls proposed for urban 
expansion. Does this show that the area of 
speciality crop land may be greater than believed 
to be in the past. The esate winery in Lundy's 
Lane is very new. 

One of the wineries is within the Niagara Escarpment Plan area, so that has its own set of 
considerations and regulations through that Plan. The other is in an area that's reflected in our 
agricultural area as prime agricultural area and that was identified in our earlier official plan as 
good general agriculture and then that was confirmed through a study that the Ontario Ministry 
of Agriculture, Food and Rural Affairs. 
When the growth Plan 2017 was released, they did a land evaluation area review or what's more 
commonly referred to as a LEAR evaluation of all agricultural land in Niagara, and they were able 
to confirm that the good general agriculture and transition over to prime agricultural area was 
consistent with the landscape with the features that were on the ground in that area, so it did 
not meet the criteria to be upgraded to a specialty crop area or an area that required additional 
protections beyond the protections that already exist for prime agricultural area. 

80 

Please provide links to the environmental 
research and analysis used in the development of 
the Official plan 

Background information and reports are continuously posted to our website as development of 
the Official Plan occurs. .  
https://niagararegion.ca/official-plan/ 
https://niagararegion.ca/projects/rural-and-natural-systems/default.aspx 

81 

In Fort Erie,  why was a 51 acre property with the 
majority of land designated as prime agricultural 
lands choosen over 76 acres of rural and rural 
residential land, serviced by Town water and 
identified for urban expansion by the Niagara 
Region 

The site scored well based on our assessment criteria. Ultimately, we can only add a set amount 
of land to the Urban Area Boundary and other sites within Fort Erie were determined to be more 
appropriate for expansion at this time. 

82 

Prime agricultural lands can only be expanded 
into if there are no alterntive prme agri lands 
available (Sec. 1.1.1.3 b,c). Could you 
acknowledge that this part of the PPS 2020 policy 
has been 

 The impact on the agricultural system was one of the criteria in assessing the appropriate 
locations for expansions. 
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	What we've outlined in the official plan are just targets, so the intent is for the town of Fort Erie to meet those intensification targets as they plan for growth within their within their municipality. There isn't a penalty for not meeting your targets, however, we strive to put policies in place that will allow the region as well as our municipalities to reach those targets. 
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	15 

	Have you considered alternative housing scenarios such as Tiny Home communities and Off Grid housing? 
	Have you considered alternative housing scenarios such as Tiny Home communities and Off Grid housing? 

	Our strategy considers the opportunity for additional units on existing properties (secondary dwellings, tiny homes, garden suites, etc.). 
	Our strategy considers the opportunity for additional units on existing properties (secondary dwellings, tiny homes, garden suites, etc.). 
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	16 
	16 
	16 

	Can you please expand on proposed policies to allow secondary suites & accessory dwelling units? They will be key tools in reaching the goal of 60% of growth in built-up areas. It would be helpful to expand on how this plan will encourage infill development, as opposed to maintaining expensive, exclusive NIMBY neighbourhoods across the region 
	Can you please expand on proposed policies to allow secondary suites & accessory dwelling units? They will be key tools in reaching the goal of 60% of growth in built-up areas. It would be helpful to expand on how this plan will encourage infill development, as opposed to maintaining expensive, exclusive NIMBY neighbourhoods across the region 

	In terms of secondary units, we refer to them as additional residential units to align more with provincial legislation, but essentially as required under the Planning Act, we do require municipalities to reflect that within their own official plans and zoning bylaws, that up to two units, either within the dwelling or as an accessory to that dwelling be permitted for single detached, semi detached and row housing or townhouse housing.  Our housing policies also encourage more flexibility in the zoning prov
	In terms of secondary units, we refer to them as additional residential units to align more with provincial legislation, but essentially as required under the Planning Act, we do require municipalities to reflect that within their own official plans and zoning bylaws, that up to two units, either within the dwelling or as an accessory to that dwelling be permitted for single detached, semi detached and row housing or townhouse housing.  Our housing policies also encourage more flexibility in the zoning prov


	17 
	17 
	17 

	Affordable Housing – How do you make sure that ‘affordable’ units are purchased by those needing them and not by others who can afford more? I heard that this is for affordable housing . How are you monitoring the sales so companies or groups don't buy up all this affordable housing? 
	Affordable Housing – How do you make sure that ‘affordable’ units are purchased by those needing them and not by others who can afford more? I heard that this is for affordable housing . How are you monitoring the sales so companies or groups don't buy up all this affordable housing? 

	The role of the official plan isn’t to determine who can buy housing or who can buy land. We focus more on ensuring that we are able to provide the right kind of supply and enough supply to accommodate everyone within our region, now and in the future, by making sure that a range of housing types are available.   Community Housing or supportive housing, this is housing that's run by non-profits or can be run by regional housing providers, and they might have more stringent rules for who can rent out those t
	The role of the official plan isn’t to determine who can buy housing or who can buy land. We focus more on ensuring that we are able to provide the right kind of supply and enough supply to accommodate everyone within our region, now and in the future, by making sure that a range of housing types are available.   Community Housing or supportive housing, this is housing that's run by non-profits or can be run by regional housing providers, and they might have more stringent rules for who can rent out those t


	18 
	18 
	18 

	Would be nice if there was something in hear at the municipal level for example letting existing taxpayers build up on their existing properties.   Most of what I see is for developers.  Same as what happened in North Oakville. 
	Would be nice if there was something in hear at the municipal level for example letting existing taxpayers build up on their existing properties.   Most of what I see is for developers.  Same as what happened in North Oakville. 

	Thank you for the comment. 
	Thank you for the comment. 
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	Will the Fulton hamlet expansion support  commercial development or just residential 
	Will the Fulton hamlet expansion support  commercial development or just residential 

	The Fulton Hamlet expansion is for rural employment uses and commercial development possible. Residential uses will not be permitted in this expansion area. 
	The Fulton Hamlet expansion is for rural employment uses and commercial development possible. Residential uses will not be permitted in this expansion area. 


	20 
	20 
	20 

	I would like to know how I can exclude my property from being designated a “natural area”. Is located in an area that has already had 
	I would like to know how I can exclude my property from being designated a “natural area”. Is located in an area that has already had 

	Please get in touch with us directly at our email at makingourmark@niagarararegion.ca with your address and your question and we can look at the site and try to give you information on that particular site. 
	Please get in touch with us directly at our email at makingourmark@niagarararegion.ca with your address and your question and we can look at the site and try to give you information on that particular site. 

	substantial housing growth. I have no plans to develop it, but would like to know that I could do it if the opportunity arises. 
	substantial housing growth. I have no plans to develop it, but would like to know that I could do it if the opportunity arises. 
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	21 

	Does the new plan have policies to convert more residential zoned properties situated within the proximity of commercially zoned properties into a zone such a General Commercial. this is similar to what the 1970s official plan included. 
	Does the new plan have policies to convert more residential zoned properties situated within the proximity of commercially zoned properties into a zone such a General Commercial. this is similar to what the 1970s official plan included. 

	Changes to zoning will be addressed by the local municipalities after the new Niagara Official Plan is approved, and following their update to the local official plans. 
	Changes to zoning will be addressed by the local municipalities after the new Niagara Official Plan is approved, and following their update to the local official plans. 
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	Please describe the changes wrt new (NFalls) hospital location since the draft --- and what those changes will mean. 
	Please describe the changes wrt new (NFalls) hospital location since the draft --- and what those changes will mean. 

	Schedule B of a draft official plan identifies a line around the urban strategic growth area including around the hospital, which outlines that this is the area that will be further studied as part of additional secondary planning process to look at what the future development of this area will be. 
	Schedule B of a draft official plan identifies a line around the urban strategic growth area including around the hospital, which outlines that this is the area that will be further studied as part of additional secondary planning process to look at what the future development of this area will be. 


	23 
	23 
	23 

	Why is the intensification rate higher than the current rate or the minimum required rate by the Growth Plan? Can you expand on this? 
	Why is the intensification rate higher than the current rate or the minimum required rate by the Growth Plan? Can you expand on this? 

	Through our background analysis, it was determined that Niagara's built up areas had the capacity to accommodate more than the provincial minimum of 50% intensification. 
	Through our background analysis, it was determined that Niagara's built up areas had the capacity to accommodate more than the provincial minimum of 50% intensification. 


	24 
	24 
	24 

	what was the  reason to chose to plan for 20,000 more people than the province  designated for Niagara, given the very special nature of this area, that being the prime farmlands, unmapped fruit lands  and Carolinian ecosystems ? 
	what was the  reason to chose to plan for 20,000 more people than the province  designated for Niagara, given the very special nature of this area, that being the prime farmlands, unmapped fruit lands  and Carolinian ecosystems ? 

	Staff released a draft 2051 allocation plan in May of 2021. It was then further reviewed for opportunity for new growth within each of our municipal municipalities, and we determined that in Lincoln and Welland, there is more capacity, and more demand for units than what was recognized. Therefore, there was an increase in the 2051 by 20,000 people to reflect this, all 20,000 people will be within the built boundary. There will be no additional pressure on farm lands or unmapped fruitlands, or the Carolinian
	Staff released a draft 2051 allocation plan in May of 2021. It was then further reviewed for opportunity for new growth within each of our municipal municipalities, and we determined that in Lincoln and Welland, there is more capacity, and more demand for units than what was recognized. Therefore, there was an increase in the 2051 by 20,000 people to reflect this, all 20,000 people will be within the built boundary. There will be no additional pressure on farm lands or unmapped fruitlands, or the Carolinian
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	25 

	Given the critical state of Climate Collapse, why is there not a MUCH more aggressive drive to direct all growth to already built up areas, making use of brown fields, re-designing the innumerable existing commercial spaces ( e.g. strip malls, etc)  and other urban areas to emphasise building UP instead of by urban expansion?  Only 60% directed to "existing built up areas" is completely unacceptable. Our very limited current green spaces, including forests and wetlands must be protected at all costs if we a
	Given the critical state of Climate Collapse, why is there not a MUCH more aggressive drive to direct all growth to already built up areas, making use of brown fields, re-designing the innumerable existing commercial spaces ( e.g. strip malls, etc)  and other urban areas to emphasise building UP instead of by urban expansion?  Only 60% directed to "existing built up areas" is completely unacceptable. Our very limited current green spaces, including forests and wetlands must be protected at all costs if we a

	When we plan for growth we determine intensification rates. The regional rate is 60%, which is higher than the provincial minimum target. We also have to plan for market demand. The province requires through policy to plan for market demand and that is planning to provide for all forms of housing. While we're certainly encouraging more medium and higher density development, we do have to plan for all forms of housing and addressing the market. Additionally, re-designating of the existing commercial spaces i
	When we plan for growth we determine intensification rates. The regional rate is 60%, which is higher than the provincial minimum target. We also have to plan for market demand. The province requires through policy to plan for market demand and that is planning to provide for all forms of housing. While we're certainly encouraging more medium and higher density development, we do have to plan for all forms of housing and addressing the market. Additionally, re-designating of the existing commercial spaces i
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	26 
	26 

	Could you please expand on how the different municipality growth targets were decided? When comparing the municipalities that have the least affordable housing markets (NOTL, Wainfleet & Grimsby), it would seem those should be priority growth areas to allow for more housing supply. Yet NOTL is only at 25%, and wainfleet is at 0%.  
	Could you please expand on how the different municipality growth targets were decided? When comparing the municipalities that have the least affordable housing markets (NOTL, Wainfleet & Grimsby), it would seem those should be priority growth areas to allow for more housing supply. Yet NOTL is only at 25%, and wainfleet is at 0%.  

	The Province of Ontario provides the Niagara region with an overall growth forecast. The Region engaged Hemson consulting in 2016 to help with allocating the growth forecasts from the regional level down to municipal levels. At that time, we established 3 different growth scenarios and ultimately selected a preferred growth scenario that looked at the housing share that each municipality could accommodate  based on many factors that include market demand, capacity, housing mix, etc. 
	The Province of Ontario provides the Niagara region with an overall growth forecast. The Region engaged Hemson consulting in 2016 to help with allocating the growth forecasts from the regional level down to municipal levels. At that time, we established 3 different growth scenarios and ultimately selected a preferred growth scenario that looked at the housing share that each municipality could accommodate  based on many factors that include market demand, capacity, housing mix, etc. 
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	What kind of jobs are expected under the rural employment opportunities.  Will PSW still be protected in these areas? 
	What kind of jobs are expected under the rural employment opportunities.  Will PSW still be protected in these areas? 

	Provincial significant wetlands are protected from development and site alteration regardless of where they are in the region, both through regional planning policies as well as the policies and regulations of the Conservation authority. 
	Provincial significant wetlands are protected from development and site alteration regardless of where they are in the region, both through regional planning policies as well as the policies and regulations of the Conservation authority. 
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	What types of changes could the provincial ministry make to NOP? 
	What types of changes could the provincial ministry make to NOP? 

	We've been in consultation with the province through the development of the official plan. However, it's a very complex document and it's very comprehensive and addresses a lot of policy topics and issues. When the plan is adopted by the region and goes to the province, they have the power to modify the plan or red line the plan and make changes that would deal with conformity to Provincial Plans such as the Provincial Policy Statement the Growth Plan, Greenbelt Plan, etc. 
	We've been in consultation with the province through the development of the official plan. However, it's a very complex document and it's very comprehensive and addresses a lot of policy topics and issues. When the plan is adopted by the region and goes to the province, they have the power to modify the plan or red line the plan and make changes that would deal with conformity to Provincial Plans such as the Provincial Policy Statement the Growth Plan, Greenbelt Plan, etc. 
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	I'm surprised how little emphasis there is on supporting the needs of adjusting to Climate Change, which the Region has declared an emergency. Local enterpises for such purposes as District Heating will need Capital, How will N Region assist int this? 
	I'm surprised how little emphasis there is on supporting the needs of adjusting to Climate Change, which the Region has declared an emergency. Local enterpises for such purposes as District Heating will need Capital, How will N Region assist int this? 

	The climate change section of the official plan identifies some policies that do support our objectives with respect to climate change mitigation and adaptation. Some examples include supporting compact built form efficient land use patterns, prioritizing transit and supporting active transportation. Also, protecting and enhancing our natural environment and planning for resilient infrastructure.  The region is going to prepare a municipal energy plan, and explore some options relating to green development 
	The climate change section of the official plan identifies some policies that do support our objectives with respect to climate change mitigation and adaptation. Some examples include supporting compact built form efficient land use patterns, prioritizing transit and supporting active transportation. Also, protecting and enhancing our natural environment and planning for resilient infrastructure.  The region is going to prepare a municipal energy plan, and explore some options relating to green development 
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	30 
	30 
	30 

	What is the percent cover of your Natural Environment System within the Region as a whole? 
	What is the percent cover of your Natural Environment System within the Region as a whole? 

	This depends on whether we're talking about the system itself, or the entirety of the system, which includes the provincial natural heritage systems, and the range of kind of key hydrologic areas kind of groundwater areas itself, or feature base, so I I think rather than trying to fumble over each one of those numbers, that's something we could we could try and answer better in the written answers that are. 
	This depends on whether we're talking about the system itself, or the entirety of the system, which includes the provincial natural heritage systems, and the range of kind of key hydrologic areas kind of groundwater areas itself, or feature base, so I I think rather than trying to fumble over each one of those numbers, that's something we could we could try and answer better in the written answers that are. 
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	We should be against the mid-peninsula highway or whatever it wants to be renamed as. 
	We should be against the mid-peninsula highway or whatever it wants to be renamed as. 

	The province is working on reviewing the Mid-peninsula corridor and nothing has been approved. They're studying the corridor, which is a public process, where residents and stakeholders can be involved. The region can provide information on how the public can be involved.  
	The province is working on reviewing the Mid-peninsula corridor and nothing has been approved. They're studying the corridor, which is a public process, where residents and stakeholders can be involved. The region can provide information on how the public can be involved.  
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	Can you provide any info about development behind Viger Drive in Welland which was part of Memorial Park and currently has much wildlife. 
	Can you provide any info about development behind Viger Drive in Welland which was part of Memorial Park and currently has much wildlife. 

	This is a site within the city of Welland that has been mapped as an other wetland feature, in our proposed draft mapping within the official plan. Within the policies of the plan that that type of natural environment feature is one that identifies that additional evaluation would be required to determine the extent to which the feature would be protected. 
	This is a site within the city of Welland that has been mapped as an other wetland feature, in our proposed draft mapping within the official plan. Within the policies of the plan that that type of natural environment feature is one that identifies that additional evaluation would be required to determine the extent to which the feature would be protected. 
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	Why is there any expansion of built-up areas when we're already living ecological crises that are only getting worse? What will this do for children, grandchildren, and the generations yet to come? 
	Why is there any expansion of built-up areas when we're already living ecological crises that are only getting worse? What will this do for children, grandchildren, and the generations yet to come? 

	Urban and rural settlement area boundaries are proposed to address community and employment needs over the next 30 years based on a land needs assessment and higher intensification rate than required by the Province. Natural heritage features within expansion areas will be protected in the same manner as features within the existing settlement area boundaries. 
	Urban and rural settlement area boundaries are proposed to address community and employment needs over the next 30 years based on a land needs assessment and higher intensification rate than required by the Province. Natural heritage features within expansion areas will be protected in the same manner as features within the existing settlement area boundaries. 


	#  
	#  
	#  

	Question/Comment 
	Question/Comment 

	Response 
	Response 


	34 
	34 
	34 

	There is a section of land behind Viger Drive in Welland that is considered as other wetlands , non-provincially significant wetlands.  Is this land protected and does This prevent expansion for home dwellings. It is designated as low density. 
	There is a section of land behind Viger Drive in Welland that is considered as other wetlands , non-provincially significant wetlands.  Is this land protected and does This prevent expansion for home dwellings. It is designated as low density. 

	This is a site within the city of Welland that has been mapped as an other wetland feature, in our proposed draft mapping within the official plan. Within the policies of the plan that that type of natural environment feature is one that identifies that additional evaluation would be required to determine the extent to which the feature would be protected. 
	This is a site within the city of Welland that has been mapped as an other wetland feature, in our proposed draft mapping within the official plan. Within the policies of the plan that that type of natural environment feature is one that identifies that additional evaluation would be required to determine the extent to which the feature would be protected. 
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	35 

	maybe this isn't a question for this group but any idea why as land owners we were never offically notified of the changes to our land we only found out through word of mouth 
	maybe this isn't a question for this group but any idea why as land owners we were never offically notified of the changes to our land we only found out through word of mouth 

	The NHS system and policies are a Provincially created system based on Provincial mapping and provincial policies that where were implemented by the province in 2017. It is the Region's responsibility to conform to Provincial directives and mapping when required through Provincial policy.  The level of effort put into notification and consultation by the Region has been extensive, including the numerous amount of sessions that we've had over the years. We've invited the public and other stakeholders to seve
	The NHS system and policies are a Provincially created system based on Provincial mapping and provincial policies that where were implemented by the province in 2017. It is the Region's responsibility to conform to Provincial directives and mapping when required through Provincial policy.  The level of effort put into notification and consultation by the Region has been extensive, including the numerous amount of sessions that we've had over the years. We've invited the public and other stakeholders to seve
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	Are there policies incliuded that will disincentivize suburban sprawl and automobile-centric development? Reducing parking requirements and parking minimums needs to happen if we are going to build a walkable, transit friendly and equitable region. 
	Are there policies incliuded that will disincentivize suburban sprawl and automobile-centric development? Reducing parking requirements and parking minimums needs to happen if we are going to build a walkable, transit friendly and equitable region. 

	Zoning essentially happens at the local level. However, there are policies throughout the official plan that encourage intensification, which is one way dis-incentivizing sprawl. We're also focused quite heavily on building up our regional roads into complete streets, which will balance how people essentially get around and will reward those who choose to cycle or walk. With respect to transit and walkable communities, the secondary plans play a big role in that, for example for intensification areas like a
	Zoning essentially happens at the local level. However, there are policies throughout the official plan that encourage intensification, which is one way dis-incentivizing sprawl. We're also focused quite heavily on building up our regional roads into complete streets, which will balance how people essentially get around and will reward those who choose to cycle or walk. With respect to transit and walkable communities, the secondary plans play a big role in that, for example for intensification areas like a
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	Just because more capacity doesn't mean we need to build it. How do you define lots of "demand" for housing? Just house prices? These can decline. Better to not build out any more 
	Just because more capacity doesn't mean we need to build it. How do you define lots of "demand" for housing? Just house prices? These can decline. Better to not build out any more 

	Demand for housing is calculated based on anticipated population forecasts, demographic shifts in age cohorts, and calculated market-demand. This information is used to determine the resulting number of new households that will be formed over the long term.   The Region has used the Provincially mandated “Land Needs Assessment Methodology for the Greater Golden Horseshoe” as part of it calculation of housing need. Further information is outlined in the Revised Land Needs Assessment Summary for the Niagara O
	Demand for housing is calculated based on anticipated population forecasts, demographic shifts in age cohorts, and calculated market-demand. This information is used to determine the resulting number of new households that will be formed over the long term.   The Region has used the Provincially mandated “Land Needs Assessment Methodology for the Greater Golden Horseshoe” as part of it calculation of housing need. Further information is outlined in the Revised Land Needs Assessment Summary for the Niagara O
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	38 
	38 
	38 

	Why is there no plan to restore the environment? Last I checked in 2015 the tree cover of Niagara was only 17%, and the province at that time recommended a minimum of 30%! The urban CITY of Montreal has a higher tree cover than Niagara and I've yet to see any increase in Niagara's % 
	Why is there no plan to restore the environment? Last I checked in 2015 the tree cover of Niagara was only 17%, and the province at that time recommended a minimum of 30%! The urban CITY of Montreal has a higher tree cover than Niagara and I've yet to see any increase in Niagara's % 

	We've thought a lot about that about how to best incorporate and reflect environmental restoration through the official plan. One of the conclusions that we came to is how the official plan policies are implemented, and what the purpose of the official plan is. The policies of the official plan are primarily implemented when there's a development application or a change in land use. Sometimes there is opportunity for some type of restoration to be included, through things like supporting areas and features,
	We've thought a lot about that about how to best incorporate and reflect environmental restoration through the official plan. One of the conclusions that we came to is how the official plan policies are implemented, and what the purpose of the official plan is. The policies of the official plan are primarily implemented when there's a development application or a change in land use. Sometimes there is opportunity for some type of restoration to be included, through things like supporting areas and features,
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	How do you define affordable housing? 
	How do you define affordable housing? 

	The definition of affordable housing is based on those outlined in the Growth Plan and Provincial Policy Statement. To simplify, it means housing whose costs that amount to less than 30% of household income for low to moderate income households. In Niagara, this means households that make less than approximately $85,000 a year. 
	The definition of affordable housing is based on those outlined in the Growth Plan and Provincial Policy Statement. To simplify, it means housing whose costs that amount to less than 30% of household income for low to moderate income households. In Niagara, this means households that make less than approximately $85,000 a year. 
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	I would like to find out what my land will be re-zoned and what new limitations will be implemented, I assume from your previous response that re-zoning my land is out of my control? 
	I would like to find out what my land will be re-zoned and what new limitations will be implemented, I assume from your previous response that re-zoning my land is out of my control? 

	Once the plan is adopted and approved by the province, the next step of that process is for our local municipalities to update their official plans in order to conform to the Regional Plan. They'll need to look at the targets and the policies and ensure that their plan is reviewed and revised to conform to the Regional Plan. After that process is when we get to the zoning bylaw level, where you can get involved in terms of what are the designations on your property, what the zoning going to be. 
	Once the plan is adopted and approved by the province, the next step of that process is for our local municipalities to update their official plans in order to conform to the Regional Plan. They'll need to look at the targets and the policies and ensure that their plan is reviewed and revised to conform to the Regional Plan. After that process is when we get to the zoning bylaw level, where you can get involved in terms of what are the designations on your property, what the zoning going to be. 
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	You said that the 20,000 more people were to  be accomodated inside urban the boundaries , which urban boundaries  are the 20,000 extra people be within? 
	You said that the 20,000 more people were to  be accomodated inside urban the boundaries , which urban boundaries  are the 20,000 extra people be within? 

	An additional 10,000 people have been added to Lincoln and Welland, all of which are within the built-up area (intensification). 
	An additional 10,000 people have been added to Lincoln and Welland, all of which are within the built-up area (intensification). 
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	I agree with other question on supporting infilling.  There should be much more documented plan emphasis on letting property owners infill which provides densification and accomplishes other conservation goals without 
	I agree with other question on supporting infilling.  There should be much more documented plan emphasis on letting property owners infill which provides densification and accomplishes other conservation goals without 

	Thank you for the comment. 
	Thank you for the comment. 

	new builds.  The plan should also comment on reducing municipal barriers. 
	new builds.  The plan should also comment on reducing municipal barriers. 
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	43 

	The regional plan should include section on social assisted housing or government provided housing which can be built on the new expanded development areas. 
	The regional plan should include section on social assisted housing or government provided housing which can be built on the new expanded development areas. 

	Thank you for your comment. Section 2.3 of this draft Official Plan includes policies for "community housing" and "supportive housing", including policies that encourage these builds to be located in areas with access to transit and other public service facilities. New expansion areas would not preclude any form of development based on pricing or ownership type. 
	Thank you for your comment. Section 2.3 of this draft Official Plan includes policies for "community housing" and "supportive housing", including policies that encourage these builds to be located in areas with access to transit and other public service facilities. New expansion areas would not preclude any form of development based on pricing or ownership type. 
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	44 

	Have you included Wetland restoration to help with climate change especially peatlands? 
	Have you included Wetland restoration to help with climate change especially peatlands? 

	There are some policies in the plan that talk about the desire to restore and enhance wetland cover in the region. However, restoration type programs typically come through greening strategies, other strategies or programs that either the region or the conservation authority facilitates.  
	There are some policies in the plan that talk about the desire to restore and enhance wetland cover in the region. However, restoration type programs typically come through greening strategies, other strategies or programs that either the region or the conservation authority facilitates.  
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	Has there been any conversation or consultation surrounding encouraging municipalities to use form-based codes as opposed to land use zoning? 
	Has there been any conversation or consultation surrounding encouraging municipalities to use form-based codes as opposed to land use zoning? 

	The Town of Pelham is currently considering a form of this. They are in the early stages of developing their draft zoning by law.  
	The Town of Pelham is currently considering a form of this. They are in the early stages of developing their draft zoning by law.  
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	46 

	If can't use Regional Plan for restoration, then why not use it to conserve all the valuable, little non-built up or "developed" land there is left? Please expand on this "resilience", and protecting and improving environmental areas, as well as your greening initiative. The climate change adaptation plan is yet to be developed? 
	If can't use Regional Plan for restoration, then why not use it to conserve all the valuable, little non-built up or "developed" land there is left? Please expand on this "resilience", and protecting and improving environmental areas, as well as your greening initiative. The climate change adaptation plan is yet to be developed? 

	The new Plan will implement environmental option 3C which was what Regional Council directed us to do, and it is the most robust option in the Region including the most different features and components. There's supporting areas and features enhancement areas that are included, mandatory buffers, linkage areas, all sorts of different components that go beyond the required standards of the Province. 
	The new Plan will implement environmental option 3C which was what Regional Council directed us to do, and it is the most robust option in the Region including the most different features and components. There's supporting areas and features enhancement areas that are included, mandatory buffers, linkage areas, all sorts of different components that go beyond the required standards of the Province. 
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	47 

	Can the new official draft plan incorporate a section that lists important new solutions which sustain biodiversity?  As we expand development into new areas many see how biodiversity is impacted (increased traffic – more roadkill, less habitat for all species).   We need our city to endorse and support new ideas at initial consultations with developers to do our best as a community to protect the declining biodiversity as we meet housing needs for expanding population.   Examples such as:  • Eco passages  
	Can the new official draft plan incorporate a section that lists important new solutions which sustain biodiversity?  As we expand development into new areas many see how biodiversity is impacted (increased traffic – more roadkill, less habitat for all species).   We need our city to endorse and support new ideas at initial consultations with developers to do our best as a community to protect the declining biodiversity as we meet housing needs for expanding population.   Examples such as:  • Eco passages  

	In terms of whether it's appropriate to include those within the policies of the plan, generally the policies in the regional official plan are really just that. The policies are a jumping off point for how we're actually going to implement the important environmental protections in the Region. A lot of these things are implemented through the environmental impact study process. An important document that goes along with the official plan is the EIS guidelines, which will document some of the more specific 
	In terms of whether it's appropriate to include those within the policies of the plan, generally the policies in the regional official plan are really just that. The policies are a jumping off point for how we're actually going to implement the important environmental protections in the Region. A lot of these things are implemented through the environmental impact study process. An important document that goes along with the official plan is the EIS guidelines, which will document some of the more specific 
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	harmful toxins  and  pollutants, which decreases  their  survival.   
	harmful toxins  and  pollutants, which decreases  their  survival.   
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	Specifically for NOTL - Looking at Region data: they have the most expensive housing, the most homogenous single-family low desnity housing, and the smalled percentage of rental housing. 25% growth target, compared to other municipalities, seems really small and like it won’t make a big impact to those problems. 
	Specifically for NOTL - Looking at Region data: they have the most expensive housing, the most homogenous single-family low desnity housing, and the smalled percentage of rental housing. 25% growth target, compared to other municipalities, seems really small and like it won’t make a big impact to those problems. 

	Wainfleet has a 0% intensification rate because they do not have any urban boundaries. Intensification is a specific term that refers to new units within the "built up area", a geography that was identified by the Province in 2008. Related to this, NOTL has an intensification target of 25% because the majority of growth is to accommodate within Glendale, which is classified as Designated Greenfield and not built-up area. 
	Wainfleet has a 0% intensification rate because they do not have any urban boundaries. Intensification is a specific term that refers to new units within the "built up area", a geography that was identified by the Province in 2008. Related to this, NOTL has an intensification target of 25% because the majority of growth is to accommodate within Glendale, which is classified as Designated Greenfield and not built-up area. 
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	49 
	49 

	Hemson consulting did a study for urban needs for the Northwest Quadrant area of the proposed expansion area Number One in Niagara Falls several years ago, before the proposal was rejected by the OMB. Does not selecting them for the region constitute a conflict of interest. Is Hemson still advising any landowners seeking urban expansions in Niagara? 
	Hemson consulting did a study for urban needs for the Northwest Quadrant area of the proposed expansion area Number One in Niagara Falls several years ago, before the proposal was rejected by the OMB. Does not selecting them for the region constitute a conflict of interest. Is Hemson still advising any landowners seeking urban expansions in Niagara? 

	The Region retained Hemson consulting in 2014 to assist with our municipal comprehensive review. Hemson's role in the process is to help us take the regional level forecasts from the growth plan and allocate that growth to local municipalities. They provide direction on population, employment and housing forecasts on a municipal level. They have not been involved with the identification of lands for expansion or have been consulting any private land owners through this process. 
	The Region retained Hemson consulting in 2014 to assist with our municipal comprehensive review. Hemson's role in the process is to help us take the regional level forecasts from the growth plan and allocate that growth to local municipalities. They provide direction on population, employment and housing forecasts on a municipal level. They have not been involved with the identification of lands for expansion or have been consulting any private land owners through this process. 
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	50 
	50 

	Could this growth target be increased? Or are we too late to make that change 
	Could this growth target be increased? Or are we too late to make that change 

	The growth target has been increased 20,000 people over the provincial target based on more detailed planning. This extra growth is going to the built up areas of Welland and Lincoln.
	The growth target has been increased 20,000 people over the provincial target based on more detailed planning. This extra growth is going to the built up areas of Welland and Lincoln.
	 



	51 
	51 
	51 

	What is the Regional Plan is doing for resilience. Also why are you just saying "if" we start to see signs of climate change? It's already happening! 
	What is the Regional Plan is doing for resilience. Also why are you just saying "if" we start to see signs of climate change? It's already happening! 

	Through the Council directed natural environment option of 3C, we're aiming to have a resilient natural environment system by including as many of the optional components, including enhancement areas, mandatory buffers, linkage areas, etc. which are the different components that go beyond the required standards. Additionally, in the climate change section of the official plan there is a commitment to undertaking a vulnerability assessment and developing a climate change adaptation plan and that will  suppor
	Through the Council directed natural environment option of 3C, we're aiming to have a resilient natural environment system by including as many of the optional components, including enhancement areas, mandatory buffers, linkage areas, etc. which are the different components that go beyond the required standards. Additionally, in the climate change section of the official plan there is a commitment to undertaking a vulnerability assessment and developing a climate change adaptation plan and that will  suppor
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	52 
	52 
	52 

	Regarding the expansion in south Niagara Falls (number 3), why in your report to council supporting this had you nothing to say about the report last December by the Niagara Falls Planning Department that no more urban expansions for Employment Lands in the city were recommended by them. 
	Regarding the expansion in south Niagara Falls (number 3), why in your report to council supporting this had you nothing to say about the report last December by the Niagara Falls Planning Department that no more urban expansions for Employment Lands in the city were recommended by them. 

	The city of Niagara Falls has been undertaking an employment strategy concurrent to our official plan update. The Niagara Falls employment strategy identified a recommended area for expansion. It is within the urban area that currently exists in Niagara Falls and in the December as well as the August land needs assessment reports that the region produced. We recognize this area, and we have included it, so there is no urban boundary expansion for the purpose of employment area in this in the city of Niagara
	The city of Niagara Falls has been undertaking an employment strategy concurrent to our official plan update. The Niagara Falls employment strategy identified a recommended area for expansion. It is within the urban area that currently exists in Niagara Falls and in the December as well as the August land needs assessment reports that the region produced. We recognize this area, and we have included it, so there is no urban boundary expansion for the purpose of employment area in this in the city of Niagara
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	53 

	Does the new plan aim to convert more residential zoned properties situated within the proximity of commercially zoned properties into a zone such a General Commercial. This is similar to what the 1970s official plan zoned. 
	Does the new plan aim to convert more residential zoned properties situated within the proximity of commercially zoned properties into a zone such a General Commercial. This is similar to what the 1970s official plan zoned. 

	Zoning is addressed at the local municipal level.  
	Zoning is addressed at the local municipal level.  


	54 
	54 
	54 

	Hemson report was for expansion area Number two in past. 
	Hemson report was for expansion area Number two in past. 

	Thank you for the comment. 
	Thank you for the comment. 
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	55 
	55 

	When the zoning reaches the municipality level what chance do we have on making changes at that time rather than opposing the changes now 
	When the zoning reaches the municipality level what chance do we have on making changes at that time rather than opposing the changes now 

	When it comes to things like the specific zoning on your property, for example, what the maximum heights are going to be, or what type of commercial or what type of residential will specifically be permitted on your property? That is the time you would go to that local official plan level or the local zoning bylaw level and provide your input and perspective on what those changes might look like. 
	When it comes to things like the specific zoning on your property, for example, what the maximum heights are going to be, or what type of commercial or what type of residential will specifically be permitted on your property? That is the time you would go to that local official plan level or the local zoning bylaw level and provide your input and perspective on what those changes might look like. 
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	56 
	56 

	You claim the south expansion is not for employment lands. However, in your report to council it states that the expansion are for ancilliary areas releated to the hospital. Is not this a type of empolyment area. Does not seem residential to me. 
	You claim the south expansion is not for employment lands. However, in your report to council it states that the expansion are for ancilliary areas releated to the hospital. Is not this a type of empolyment area. Does not seem residential to me. 

	Official plan and land needs assessment categorizes employment growth into four typologies; major office growth, population related, employment land employment growth as well as rural area employment growth. Employment area growth is almost exclusive to employment land employment, so more traditional forms of employment such as manufacturing and industrial. When we talk about employment area expansion, those are the types of jobs that will be accommodated within employment area. Within the community area, w
	Official plan and land needs assessment categorizes employment growth into four typologies; major office growth, population related, employment land employment growth as well as rural area employment growth. Employment area growth is almost exclusive to employment land employment, so more traditional forms of employment such as manufacturing and industrial. When we talk about employment area expansion, those are the types of jobs that will be accommodated within employment area. Within the community area, w
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	57 
	57 
	57 

	A lot has been said about “encouraging” good types of development (mixed use, infill etc). Is there anything involved in this plan that “discourages’ or does not allow for development that the region has identified as undesirable? Single use, single housing type, expensive etc 
	A lot has been said about “encouraging” good types of development (mixed use, infill etc). Is there anything involved in this plan that “discourages’ or does not allow for development that the region has identified as undesirable? Single use, single housing type, expensive etc 

	There are policies that would prohibit or discourage development, but its tied more so to specific locations, where we wouldn't want to see development. For example in areas that are a risk to human health or safety, such as hazard lands or floodplains. Also, we wouldn't want to see development in significant wetlands etc.  We wouldn't want to direct heavy manufacturing in residential areas or apartment complexes in agricultural areas. We can't completely discount things like market demand for housing or ma
	There are policies that would prohibit or discourage development, but its tied more so to specific locations, where we wouldn't want to see development. For example in areas that are a risk to human health or safety, such as hazard lands or floodplains. Also, we wouldn't want to see development in significant wetlands etc.  We wouldn't want to direct heavy manufacturing in residential areas or apartment complexes in agricultural areas. We can't completely discount things like market demand for housing or ma
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	58 

	Much of the Expansion Area three lands are protected wetland. How extensive is this. What is the extent of the area here which could actually be developed. 
	Much of the Expansion Area three lands are protected wetland. How extensive is this. What is the extent of the area here which could actually be developed. 

	The developable area was identified in the presentation. Thank you for the question. 
	The developable area was identified in the presentation. Thank you for the question. 
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	59 

	It was said in the past that urban expansions were required because of stronger environmental policies. Could you provide a more exact figure about how much potentially developable lands were excluded because of this. Some of this land might be protected wetlands which were already excluded. 
	It was said in the past that urban expansions were required because of stronger environmental policies. Could you provide a more exact figure about how much potentially developable lands were excluded because of this. Some of this land might be protected wetlands which were already excluded. 

	The need for urban expansion is based on numerous factors. The environmental system provides direction on non-developable features within current and proposed boundaries. The need for expansion is not solely based on environmental features and policies. 
	The need for urban expansion is based on numerous factors. The environmental system provides direction on non-developable features within current and proposed boundaries. The need for expansion is not solely based on environmental features and policies. 
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	60 

	Why have the lands proposed for reallocation in Thorold and Port Colborne still not been mapped. There must be some mapping to come up with the exact hectare figure given by the Planning Department. 
	Why have the lands proposed for reallocation in Thorold and Port Colborne still not been mapped. There must be some mapping to come up with the exact hectare figure given by the Planning Department. 

	Lands in Thorold in Port Colborne have not been proposed for reallocation. The Land Needs Assessment simply recognized that some lands in Thorold and Port Colborne are impacted by aggregates and infrastructure planning. These lands remain within existing urban areas. 
	Lands in Thorold in Port Colborne have not been proposed for reallocation. The Land Needs Assessment simply recognized that some lands in Thorold and Port Colborne are impacted by aggregates and infrastructure planning. These lands remain within existing urban areas. 


	61 
	61 
	61 

	The EIS process is only started when development is propsed. Why not ensure protection of the environment in crisis now, before any "development" can be considered?! Is there anything that explicitly states conservation and restoration are NOT allowed in an official plan? A more robust plan than 3c could have been chosen. You're still allowing 40%(!) outgrowth 
	The EIS process is only started when development is propsed. Why not ensure protection of the environment in crisis now, before any "development" can be considered?! Is there anything that explicitly states conservation and restoration are NOT allowed in an official plan? A more robust plan than 3c could have been chosen. You're still allowing 40%(!) outgrowth 

	A significant amount of background work and research and analysis has gone into the development of the policies and mapping in the new Plan. Implementation is when the EIS process or subwatershed study process for larger areas takes over. When development is proposed, there's already the work that's done by us in developing the system, and then there's work that follows when there's any kind of proposed development in terms of after the plan. In terms of conservation and restoration, we have policies on sup
	A significant amount of background work and research and analysis has gone into the development of the policies and mapping in the new Plan. Implementation is when the EIS process or subwatershed study process for larger areas takes over. When development is proposed, there's already the work that's done by us in developing the system, and then there's work that follows when there's any kind of proposed development in terms of after the plan. In terms of conservation and restoration, we have policies on sup
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	62 
	62 
	62 

	What was the meeting of Niagara Falls Council where as you have claimed, the council rejected their Planning Department's rejection of urban boundary expansions. Both the Employment lands and Housing strategies which opposed expansions were supported by the city council. 
	What was the meeting of Niagara Falls Council where as you have claimed, the council rejected their Planning Department's rejection of urban boundary expansions. Both the Employment lands and Housing strategies which opposed expansions were supported by the city council. 

	The Niagara falls staff’s planning report provided options for intensification and spoke to the matter that expansions would be required based on the Regional staff’s intensification rate. N.F. Council supported the intensification rate recommended by regional staff. 
	The Niagara falls staff’s planning report provided options for intensification and spoke to the matter that expansions would be required based on the Regional staff’s intensification rate. N.F. Council supported the intensification rate recommended by regional staff. 
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	63 

	You indicated that a higher densities would cause  inappropriate intensitifcation. Did not the Niagara Falls Housing Study by the Niagara Falls Planning Department that recommended higher densities, indicate that these would take place in more specific areas such as transit corridors where it would constitute good planning.I did not here any response to my comments  about intensificaiton along transit corridors. Could I hear a resposne now. I am well aware that the lands in Thorold and Port Colborne remain 
	You indicated that a higher densities would cause  inappropriate intensitifcation. Did not the Niagara Falls Housing Study by the Niagara Falls Planning Department that recommended higher densities, indicate that these would take place in more specific areas such as transit corridors where it would constitute good planning.I did not here any response to my comments  about intensificaiton along transit corridors. Could I hear a resposne now. I am well aware that the lands in Thorold and Port Colborne remain 

	Niagara Falls is forecasted to add 20,000 new housing units between 2021 and 2051, 50% of which is within the built up area so they have a 50% intensification rate. That's about 10,000 units that are going to the built up area. Niagara Falls is using a nodes and corridors type strategy to accommodate those along transit corridors, so the 10,000 units that are to be within the built up area will be along transit corridors as well as in strategic growth areas such as downtown as well as the GO train station s
	Niagara Falls is forecasted to add 20,000 new housing units between 2021 and 2051, 50% of which is within the built up area so they have a 50% intensification rate. That's about 10,000 units that are going to the built up area. Niagara Falls is using a nodes and corridors type strategy to accommodate those along transit corridors, so the 10,000 units that are to be within the built up area will be along transit corridors as well as in strategic growth areas such as downtown as well as the GO train station s

	aggregates. Also in the next 30 years the major aggregate operation in Thorold is going to be moved as shown by the new quarry to be established in Niagara Falls. 
	aggregates. Also in the next 30 years the major aggregate operation in Thorold is going to be moved as shown by the new quarry to be established in Niagara Falls. 
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	64 
	64 

	Is there a policy proposed in the New Official Plan regarding peer reviews of Environmental Impact Studies for Development 
	Is there a policy proposed in the New Official Plan regarding peer reviews of Environmental Impact Studies for Development 

	Yes, there is a policy in the plan - 3.1.33.5 in the draft plan.  
	Yes, there is a policy in the plan - 3.1.33.5 in the draft plan.  
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	65 

	You already mentioned in the slide that it's higher than the abysmal rate of what the province and other municipalities are doing. "Struggling" planning departments is better than environmental collapse. The Region can build social housing. There's already tons of supply, that's not the problem, we don't need more land built on. Canada already has 1.3 million empty homes (enough to house every homeless person in Canada 3x over, if I recall correctly) Build on parking lots. Big box stores provide very little
	You already mentioned in the slide that it's higher than the abysmal rate of what the province and other municipalities are doing. "Struggling" planning departments is better than environmental collapse. The Region can build social housing. There's already tons of supply, that's not the problem, we don't need more land built on. Canada already has 1.3 million empty homes (enough to house every homeless person in Canada 3x over, if I recall correctly) Build on parking lots. Big box stores provide very little

	Thank you for the comment. 
	Thank you for the comment. 
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	66 
	66 

	Infrastructure growth , water, waste, roads are extremely important to proposed development. Hospitals, Fire,  ambulance service needs to be in place prior to Urban growth.  Are these costs reflected in costing to new development? Can you explain cash in lieu of parkland? Habitat for endangered species, do we have any? Does the official plan growth reflect the true costing to new housing development.  is not sufficient to the growth infrastructure that must be in place 
	Infrastructure growth , water, waste, roads are extremely important to proposed development. Hospitals, Fire,  ambulance service needs to be in place prior to Urban growth.  Are these costs reflected in costing to new development? Can you explain cash in lieu of parkland? Habitat for endangered species, do we have any? Does the official plan growth reflect the true costing to new housing development.  is not sufficient to the growth infrastructure that must be in place 

	One of the most important things that we're doing, and it's identified in our official plan, is making sure we align growth with infrastructure and sustainable funding as well. We are working on our water, wastewater master servicing plans, and our transportation plan is being updated with projects and this all feeds into our development charges. Developments pay into development charges and those development charges, then help fund the growth infrastructure projects that we've identified. Emergency Managem
	One of the most important things that we're doing, and it's identified in our official plan, is making sure we align growth with infrastructure and sustainable funding as well. We are working on our water, wastewater master servicing plans, and our transportation plan is being updated with projects and this all feeds into our development charges. Developments pay into development charges and those development charges, then help fund the growth infrastructure projects that we've identified. Emergency Managem
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	67 

	We could determine the impacts on Thorold more clearly if the areas believed to be impacted by the quarry were mapped. Walker Brothers also indicated at the recent open house that they operate a quarry successfully in Amerstburg close to an urban area. 
	We could determine the impacts on Thorold more clearly if the areas believed to be impacted by the quarry were mapped. Walker Brothers also indicated at the recent open house that they operate a quarry successfully in Amerstburg close to an urban area. 

	Thank you for the comment. 
	Thank you for the comment. 
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	68 
	68 

	Can you explain what significant wildlife habitat? Do we have any ? 
	Can you explain what significant wildlife habitat? Do we have any ? 

	There is a number of different technical guidelines and technical criteria that talk about what it is and how it is identified. We have tools within the EIS guidelines that talk about habitat for wildlife that's been determined significant based on one or more reasons, such as size of the habitat, the type of habitat, etc.  Yes, we do have it in the region, it is not mapped, but it is required to be protected both through provincial policy, the regional official plan policies. 
	There is a number of different technical guidelines and technical criteria that talk about what it is and how it is identified. We have tools within the EIS guidelines that talk about habitat for wildlife that's been determined significant based on one or more reasons, such as size of the habitat, the type of habitat, etc.  Yes, we do have it in the region, it is not mapped, but it is required to be protected both through provincial policy, the regional official plan policies. 
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	Why could not a matter as simple as a population projection be done in house, without going to a firm which in the recent past, represented landowners seeking an urban boundary expansion. 
	Why could not a matter as simple as a population projection be done in house, without going to a firm which in the recent past, represented landowners seeking an urban boundary expansion. 

	Population projections are from the Province of Ontario. Hemson consulting assisted with the distribution of growth to each municipality. 
	Population projections are from the Province of Ontario. Hemson consulting assisted with the distribution of growth to each municipality. 
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	70 

	Why were no significant wildlife habitats identified in the new official plan. One of the areas which the Ministry of Natural Resources has done mapping on is Deer Wintering habitat. There is one of these areas which have been mapped in the former CMS lands which are being recommended as an urban boundary expansion. 
	Why were no significant wildlife habitats identified in the new official plan. One of the areas which the Ministry of Natural Resources has done mapping on is Deer Wintering habitat. There is one of these areas which have been mapped in the former CMS lands which are being recommended as an urban boundary expansion. 

	Simply put, there is not enough data to map all the significant wildlife habitat accurately at a region wide level. So although we do have information on where some of it exists, in the region, if we were to map that region map that as part of the plan, there would be a lot of assumptions made about whether that is the total extent of it in the region. So based on the criteria that are available, the best practices of what’s been done in the region in the past, as well as mostly all the other municipalities
	Simply put, there is not enough data to map all the significant wildlife habitat accurately at a region wide level. So although we do have information on where some of it exists, in the region, if we were to map that region map that as part of the plan, there would be a lot of assumptions made about whether that is the total extent of it in the region. So based on the criteria that are available, the best practices of what’s been done in the region in the past, as well as mostly all the other municipalities
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	This plan has been under review for over three years. During this time why were no local naturalist groups asked to identify Significant Wildlife Habitat. 
	This plan has been under review for over three years. During this time why were no local naturalist groups asked to identify Significant Wildlife Habitat. 

	It is important that features mapped in the Official Plan are done so on a Regional scale that is consistent. Significant Wildlife Habitat is generally best dealt with at more of a local and site specific scale. 
	It is important that features mapped in the Official Plan are done so on a Regional scale that is consistent. Significant Wildlife Habitat is generally best dealt with at more of a local and site specific scale. 
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	72 

	So you just don't bother to even try to show significant wildlife at all?? That's *you* assuming that people will assume. 
	So you just don't bother to even try to show significant wildlife at all?? That's *you* assuming that people will assume. 

	It is important that features mapped in the Official Plan are done so on a Regional scale that is consistent. Significant Wildlife Habitat is generally best dealt with at more of a local and site specific scale. 
	It is important that features mapped in the Official Plan are done so on a Regional scale that is consistent. Significant Wildlife Habitat is generally best dealt with at more of a local and site specific scale. 
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	What consultation (if any) has been done with the other treaty partners of the Dish With One Spoon Treaty that covers Niagara? 
	What consultation (if any) has been done with the other treaty partners of the Dish With One Spoon Treaty that covers Niagara? 

	The Region has engaged with First Nations and indigenous communities throughout the process, from the formulation of background work to the development of draft policies to the draft consolidated plan.  
	The Region has engaged with First Nations and indigenous communities throughout the process, from the formulation of background work to the development of draft policies to the draft consolidated plan.  
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	If the additional 10000 people go to Lincoln and Welland then why do we need more peopNiagara falls and fort erie in /WEst Lincol n atc 
	If the additional 10000 people go to Lincoln and Welland then why do we need more peopNiagara falls and fort erie in /WEst Lincol n atc 

	Each municipality was given a draft allocation of population growth. 10 of the 12 municipalities agreed the allocation was appropriate, whereas Lincoln and Welland required additional growth. Taking growth from one municipality to another would not be appropriate. 
	Each municipality was given a draft allocation of population growth. 10 of the 12 municipalities agreed the allocation was appropriate, whereas Lincoln and Welland required additional growth. Taking growth from one municipality to another would not be appropriate. 
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	How does the Official Plan interact with the  Canal and the Shipping Industry 
	How does the Official Plan interact with the  Canal and the Shipping Industry 

	The canal is owned by the federal government and operated by the Saint Lawrence Seaway Management Corporation, it is reflected in our plan, is captured in our transportation layer. We have infrastructure that crosses the canal such as roads or bridges or water and wastewater pipes that actually go underneath the canals.  The canal is a very important piece for certain employment lands to have access to, for shipping containers, and being able to move quantities up and down the canal. Additionally, as part o
	The canal is owned by the federal government and operated by the Saint Lawrence Seaway Management Corporation, it is reflected in our plan, is captured in our transportation layer. We have infrastructure that crosses the canal such as roads or bridges or water and wastewater pipes that actually go underneath the canals.  The canal is a very important piece for certain employment lands to have access to, for shipping containers, and being able to move quantities up and down the canal. Additionally, as part o
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	The regional mapping tool indicated that Millers Creek no longer exists east of the Queen Elizabeth Highway. Does not this show a failure in the EIS process. 
	The regional mapping tool indicated that Millers Creek no longer exists east of the Queen Elizabeth Highway. Does not this show a failure in the EIS process. 

	Not all natural environment system features are mapped. Several features and components of a system maybe identified or refined through site specific studies or subwatershed plans. The draft natural environment system mapping identifies permanent and intermittent streams, which are included as a type of key hydrologic feature.  
	Not all natural environment system features are mapped. Several features and components of a system maybe identified or refined through site specific studies or subwatershed plans. The draft natural environment system mapping identifies permanent and intermittent streams, which are included as a type of key hydrologic feature.  
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	Prime Agricultural lands exist in the Niagara Falls North West urban expansion proposed. The PPS 2020 dos not allow this. Why is this being allowed? 
	Prime Agricultural lands exist in the Niagara Falls North West urban expansion proposed. The PPS 2020 dos not allow this. Why is this being allowed? 

	Expansion can occur to prime agricultural lands as long as we've looked at alternative locations. The Region went through a fairly robust process on our settlement area boundary review, which did evaluate impacts on agricultural land, looked at soil classifications, the presence of existing farming operations, the presence of livestock operations and then looked at the cumulative impacts of what expansion in select areas would have on the agricultural system. 
	Expansion can occur to prime agricultural lands as long as we've looked at alternative locations. The Region went through a fairly robust process on our settlement area boundary review, which did evaluate impacts on agricultural land, looked at soil classifications, the presence of existing farming operations, the presence of livestock operations and then looked at the cumulative impacts of what expansion in select areas would have on the agricultural system. 
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	Regarding the problems with EIS studies, the recent cut in Riverfront showed that a forest area was not as claimed ash and buckthorn. Does not this show that EIS studies should no longer be paid by developers. Could not developers pay into a fund  and the region select who would write these studies. 
	Regarding the problems with EIS studies, the recent cut in Riverfront showed that a forest area was not as claimed ash and buckthorn. Does not this show that EIS studies should no longer be paid by developers. Could not developers pay into a fund  and the region select who would write these studies. 

	 Thank you for the comment.  
	 Thank you for the comment.  
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	79 

	Are not there two estate wineries close to two of the areas in Niagara Falls proposed for urban expansion. Does this show that the area of speciality crop land may be greater than believed to be in the past. The esate winery in Lundy's Lane is very new. 
	Are not there two estate wineries close to two of the areas in Niagara Falls proposed for urban expansion. Does this show that the area of speciality crop land may be greater than believed to be in the past. The esate winery in Lundy's Lane is very new. 

	One of the wineries is within the Niagara Escarpment Plan area, so that has its own set of considerations and regulations through that Plan. The other is in an area that's reflected in our agricultural area as prime agricultural area and that was identified in our earlier official plan as good general agriculture and then that was confirmed through a study that the Ontario Ministry of Agriculture, Food and Rural Affairs. When the growth Plan 2017 was released, they did a land evaluation area review or what'
	One of the wineries is within the Niagara Escarpment Plan area, so that has its own set of considerations and regulations through that Plan. The other is in an area that's reflected in our agricultural area as prime agricultural area and that was identified in our earlier official plan as good general agriculture and then that was confirmed through a study that the Ontario Ministry of Agriculture, Food and Rural Affairs. When the growth Plan 2017 was released, they did a land evaluation area review or what'
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	Please provide links to the environmental research and analysis used in the development of the Official plan 
	Please provide links to the environmental research and analysis used in the development of the Official plan 

	Background information and reports are continuously posted to our website as development of the Official Plan occurs. .  https://niagararegion.ca/official-plan/ https://niagararegion.ca/projects/rural-and-natural-systems/default.aspx 
	Background information and reports are continuously posted to our website as development of the Official Plan occurs. .  https://niagararegion.ca/official-plan/ https://niagararegion.ca/projects/rural-and-natural-systems/default.aspx 
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	In Fort Erie,  why was a 51 acre property with the majority of land designated as prime agricultural lands choosen over 76 acres of rural and rural residential land, serviced by Town water and identified for urban expansion by the Niagara Region 
	In Fort Erie,  why was a 51 acre property with the majority of land designated as prime agricultural lands choosen over 76 acres of rural and rural residential land, serviced by Town water and identified for urban expansion by the Niagara Region 

	The site scored well based on our assessment criteria. Ultimately, we can only add a set amount of land to the Urban Area Boundary and other sites within Fort Erie were determined to be more appropriate for expansion at this time.
	The site scored well based on our assessment criteria. Ultimately, we can only add a set amount of land to the Urban Area Boundary and other sites within Fort Erie were determined to be more appropriate for expansion at this time.
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	Prime agricultural lands can only be expanded into if there are no alterntive prme agri lands available (Sec. 1.1.1.3 b,c). Could you acknowledge that this part of the PPS 2020 policy has been 
	Prime agricultural lands can only be expanded into if there are no alterntive prme agri lands available (Sec. 1.1.1.3 b,c). Could you acknowledge that this part of the PPS 2020 policy has been 

	 The impact on the agricultural system was one of the criteria in assessing the appropriate locations for expansions. 
	 The impact on the agricultural system was one of the criteria in assessing the appropriate locations for expansions. 
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