
June 30, 2021 
 
 
Chris Millar, MCIP, RPP, CNU-A 
Senior Planner, Long Range Planning 
Niagara Region 
1815 Sir Isaac Brock Way 
P.O. Box 1042 
Thorold, ON    
L2V 4T7 
 

Via email: chris.millar@niagararegion.ca 
 
 
Dear Mr. Millar: 
 

RE:   EMPLOYMENT CONVERSION REQUEST 
 218, 222, 250 MARTINDALE RD & 20, 25, 75 CORPORATE PARK DR, ST. CATHARINES 

OUR FILE: 1005G 
 
On behalf of our client, Rankin Construction Inc. (“Owner”), we are submitting this letter as a formal request 
to remove the above-noted properties (“Subject Lands”) from the Employment Area designation proposed 
in the Region’s draft Regional Official Plan (“ROP”) mapping, dated April 2021. The Owner intends to pursue 
intensification of the Subject Lands through mixed use redevelopment accommodating residential, office 
and supportive commercial and institutional uses. It is intended that the redevelopment of the site would 
maintain a significant amount of employment uses in the form of office, commercial and institutional jobs. 
The Subject Lands are shown on the attached Location Map and have a total land area of approximately 
9.89 hectares.  
 
The Subject Lands are well-positioned to accommodate mixed use redevelopment being located within 
the built up area of the City of St. Catharines with existing municipal services and public transit. There are 
also a variety of commercial uses, schools, walking trails and parks within a 20 minute walk of the Subject 
Lands. As part of the redevelopment, the Owner would also relocate its existing contractor’s yard to a 
different location in the City which is less prominent and more conducive to industrial type employment 
uses. Given the local area conditions, we are of the opinion that the Subject Lands are well-suited for mixed 
use redevelopment and should be considered for conversion at the local and regional levels.  
 
Appendix 1 to this letter includes additional justification for the conversion request using the Region’s draft 
employment conversion criteria identified in the Niagara Region Official Plan Employment Policy Paper, 
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dated April 2021. We also understand that additional justification was presented to the City on behalf of 
the Owner through the City’s employment conversion process. A copy of the letter prepared by the 
Niagara Planning Group to the City of St. Catharines, dated August 26, 2020, is also attached.  
 
Please do not hesitate to contact us should you have any questions or wish to discuss the matter further. 
 
Sincerely, 
MHBC 
 
 
 
 
Gerry Tchisler, M.Pl., MCIP, RPP 
Associate 
 
 
 



# Region’s Draft Employment Conversion Criteria (April 2021) Analysis of Proposal Subject Lands 
1. Minimize the risk to public health and safety by mitigating any potential adverse 

impacts from odour, noise, vibration, and other contaminates, and to ensure the long-
term operational and economic viability of land uses that may require separation from 
sensitive land uses in accordance with Provincial guidelines, standards and procedures 

Existing employment uses in the balance of the 
employment area consist predominantly of office 
commercial type uses with limited light industrial 
uses. This includes consultants offices, medical 
imaging and services, Niagara Family and 
Children’s Services, a catering business and Canada 
Bread. It is expected that the balance of the 
employment area will continue to be built out with 
compatible land uses and will be complementary 
to the proposed office and commercial uses that 
are intended to be provided as part of the 
redevelopment of the Subject Lands. 

2. The land is not identified as provincially significant through a Provincial plan exercise 
or as regionally significant by the Region or its affiliated economic development 
corporation, unless the part of the employment area is located within a major transit 
station area 

The employment area is not identified as a 
Provincially Significant Employment Zone nor is it 
part of the Niagara Economic Centre or Niagara 
Economic Zone. 

3. There is an identified need for the conversion and the land is not required for 
employment purposes over the long-term. 

The Region’s draft Land Needs Assessment 
indicates a land need of 15 hectares for 
Community Land and 30 hectares for Employment 
Land. Conversion of the Subject Lands would help 
fulfill the need for Community Land. Although it 
would remove land from Employment Land, it is 
still intended that redevelopment of the Subject 
Lands would include a significant employment 
component through office, commercial and 
institutional jobs. 

4. The land is not located in a Core Employment Area or any employment area that is 
existing or planned for industrial or manufacturing uses in order to protect the long-
term operational and economic viability of the planned uses and function of the area. 

The Subject Lands are not located in a Core 
Employment Area but rather in the Knowledge and 
Innovation Employment Area. Knowledge and 
innovation type uses tend to thrive in mixed use 
environments where there is potential for housing, 
commercial uses and other amenities within 
walking distance of each other. Conversion of the 

Appendix 1 - Draft Regional Employment Conversation Criteria (April 2021)



 2 

Subject Lands to non-employment uses would 
help foster such an environment. 

5.  The lands are not required over the planning horizon of the Growth Plan for the 
employment purposes for which they are designated. 

See response to #3 above. 

6.  The municipality will maintain sufficient employment lands to accommodate 
forecasted employment growth to the planning horizon of the Growth Plan. 

See response to #3 above. 

7.  The proposed uses are not solely residential uses. The proposal is for mixed use redevelopment 
which would contain a significant employment 
component. 

8.  Other sensitive land uses that are not ancillary to the primary employment use are 
limited. 

Such specific limitations can be implemented as 
necessary through local planning instruments and 
should be informed by an Owner-initiated master 
planning exercise for the Subject Lands. 

9.  The proposed uses are not major retail / major commercial uses. Major retail or commercial uses are not proposed. 
10.  The proposed uses would not adversely affect the overall viability of the employment 

area or the achievement of the minimum intensification and density targets of the 
Growth Plan. 

Mixed use redevelopment on average tends to 
facilitate a more compact and dense urban form 
which is better able to achieve employment and 
residential intensification targets. The surrounding 
employment area is also designated as a 
Knowledge and Innovation Employment Area 
which the Region’s draft documentation notes as 
“generally more compatible with other uses” 
relative to other employment areas. 

11.  Existing or planned infrastructure and public service facilities are available to 
accommodate the proposed uses. 

The Subject Lands are currently serviced by 
municipal services including water, wastewater, 
public transit, schools, parks and trails. 

12.  The proposed uses will maintain a significant number of jobs on those lands, or the 
job yield will be maintained or improved. Maintaining a significant number of jobs on 
those lands shall be demonstrated by:  
 
a) the existing and/or planned number of jobs for the subject site. The existing 
number of jobs would be known if the site is developed. The planned number of jobs 
could be determined based on the minimum density target measured in jobs per 
hectare for the employment area in which the subject site is found. If the existing 

Policy 4.2.5.6 of the Region’s May 2021 draft 
employment policies indicates a minimum overall 
density target of 144 jobs per heactare for this 
employment area. The Subject Lands are 
approximately 9.89 hectares which results in a job 
target of 1,424 jobs. Given the 9.89 hectare site 
area, a significant portion of jobs could be 
accommodated on site and more specific targets 
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number of jobs is less than the planned number of jobs, the planned standard shall 
prevail; and  
 
b) whether the number of jobs to be maintained on those lands is significant in 
relation to what was existing and/or planned for the subject site. 

can be established through a master planning 
exercise for the Subject Lands. 

13.  The site is not located in proximity to major goods movement facilities and corridors. The Subject Lands are located along the QEW 
which is a major goods movement corridor. 
However, it should be noted that the Niagara 
Region Official Plan Employment Policy Paper 
notes that Knowledge and Innovation Employment 
Areas “are generally observed to have a lower 
proportion of traditional employment uses (i.e., 
manufacturing; construction; transportation and 
warehousing) and a higher proportion of office-
related employment”. As such, access to goods 
movement corridors is not a determinative  
consideration for this employment area. 

14.  The site does not offer direct access to major goods movement facilities and/or 
corridors. 

See response to #13 above. 

15.  The site is not located centrally within the employment area and is located along its 
fringe / perimeter. 

The Subject Lands are located on the perimeter of 
the Employment Area and separate from the 
balance of the Employment Area by an arterial road 
(apart from one property to the south) 

16.  All or part of site is restricted from development or redevelopment by natural heritage 
feature(s). 

Portions of the easterly boundary of the site are 
adjacent to elements of the natural heritage 
system associated with Twelve Mile Creek. 

17.  All or part of the site is restricted from development or redevelopment by physical 
man-made features or other hazardous conditions, including soil contamination. 

Some soil contamination is expected given the 
previous and existing uses on site but no known 
major contaminants or man-made physical 
features are present that would significantly hinder 
future mixed use redevelopment of the site. 

18.  The site has municipal servicing constraints, such as absence of servicing 
infrastructure, limited servicing infrastructure capacity, or existing servicing 
infrastructure in need of repair. 

The site is currently serviced by municipal services. 
It is expected that some upgrades to municipal 
services may be required in order to intensify the 
site and meet the City’s and Region’s goals for 
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employment and residential intensification. 
Specific requirements can be identified through a 
master planning exercise for the Subject Lands. 

19.  The site has qualities or characteristics that makes it less desirable / marketable for 
employment use. 

The Subject Lands are a good location for mixed 
use redevelopment. As noted in #4, knowledge 
and innovation type uses tend to thrive in mixed 
use environments where there is potential for 
housing, commercial uses and other amenities to 
be located within walking distance. Conversion of 
the Subject Lands to non-employment uses would 
help foster such an environment. However, 
presently the Employment Area is largely a single 
use area with some commercial uses nearby. 
Allowing for mixed use redevelopment of the 
Subject Lands would support the growth of this 
Employment Area as a true “Knowledge and 
Innovation” hub. 

20.  The proposed uses are compatible with existing and planned surrounding land uses 
located within and adjacent to the employment area, including land uses located 
outside of the urban area. 

Yes. The proposed mixed use redevelopment 
would contain a mix of residential, office, 
commercial and institutional uses all of which 
would be compatible with the balance of the 
Employment Area. As noted in the Region’s 
employment policy paper, uses within the 
Knowledge and Innovation Employment Areas 
then to be more compatible with other uses and 
“are generally observed to have a lower proportion 
of traditional employment uses (i.e., manufacturing; 
construction; transportation and warehousing) and 
a higher proportion of office-related employment 
(i.e., health care and social assistance; professional, 
scientific and technical services; finance and 
insurance).” 

21.  The site is within a new employment area established through a settlement area 
boundary expansion. 

No. The site is within an existing employment area 
which, at times, has had some challenges 
maintaining occupancy and achieving full buid-
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out. The lonng term implications of COVID on the 
office market may also further frustrate office 
employment areas that fail to elevate themselves 
through features like amenities and mixed land 
uses. 

22.  The conversion request is supported by affected local municipal staff and Council(s) 
and is consistent with municipal interests and policies. 

Conversion of these lands was assessed by St. 
Catharines staff in report PBS-178-2020 but was not 
supported. We request that Region staff and 
Council review this request in the broader context 
of the Regional Official Plan Review and the 
Region’s Urban Structure. 
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August 26, 2020 
 
Bruce Bellows,  
Senior Planner 
City of St. Catharines 
VIA EMAIL ONLY  
 
 
Dear Mr. Bellows: 
 
RE: CITY OF ST CATHARINES LAND NEEDS ASSESSMENT AND EMPLOYMENT CONVERSION 
REQUESTS – RANKIN CONSTRUCTION 
 
Niagara Planning Group (NPG) Inc. (NPG) has been retained by Rankin Construction to review 
and provide submissions regarding the requested employment land conversions for Rankin’s 
properties on Martindale Road/Corporate Park Drive (218, 222, 250 Martindale Road; 20, 25, 75 
Corporate Park Drive); 70, 80 and 90 Benfield Dr. (owned by Rankin Construction Inc); and  100 
and 110 Benfield Dr. (owned by Rankin Engineering Inc.). These will be referred to as the 
Martindale Properties and the Benfield Properties.  For clarity, Rankin Construction offers no 
comment on the Benfield Properties; the sole focus of this letter is the Martindale Properties.  
Rankin Construction continues to believe that the Martindale Properties (please see enclosed 
map) are appropriate for conversion – designation as Mixed-Use - for the following reasons: 
 

1. This area is strategically located to provide a mixed-use development of office and 
higher density residential uses. More specifically, the location is adjacent to the QEW; in 
the vicinity of lower density residential neighbourhoods (established neighbourhoods) 
with appropriate separation to achieve land use compatibility, and adjacent to key 
natural features providing an attractive community setting. The redevelopment of the 
Martindale Properties supports a walkable live/work community with connection to 
employment in the area. The Martindale Properties also have immediate access to 
Twelve Mile Creek, key natural areas, and the Merritt Trail making the area highly 
desirable for new housing in a mixed-use community. 

2. The Martindale Properties are highly suitable for a mixed-use higher density residential 
community which includes a commitment to employment office use.  In this regard, 
Rankin Construction will retain the office use and function in every redevelopment of 
the Martindale Properties – ensuring a continued strong employment function in this 
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area of St. Catharines.  This will ensure the number of jobs in this area are retained and 
potentially increased.  

3. Higher density housing, compatible with the office uses, is appropriate in this location 
given the area infrastructure, access to the QEW, and the predominance of low-density 
single-family residential neighbourhoods to the south and west.  Higher density housing 
will provide an increase in the housing mix of unit types in this area of St. Catharines, 
north and east of Highway 406. 

4. The location is accessible by public transit.  Increasing the number of residents together 
with the commitment to retaining the office function means increased utilization of 
transit which supports the adjoining residential communities having access to transit. 

5. Rankin Construction currently operates its construction yard from this location.  As part 
of the redevelopment of the Martindale Properties to office/residential mixed use, 
Rankin Construction recognizes the need to relocate the construction yard from this 
area. 

 
Our detailed rationale for requesting the employment conversion of the Martindale Properties 
is in the following sections. 
 
1. City’s Land Needs Assessment 
2. City’s Analysis of the Martindale Properties 
3. Amendment 1 to A Place to Grow 
4. Regional Official Plan Amendment 16 – Employment Areas 
5. Rankin Contractor Yard 
 
1. City’s Land Needs Assessment 
 

The City’s Land Needs Assessment is predicated on growth to the year 2041. The 
assessment of housing needs to 2041 shows a need of 14,390 units and a potential supply 
of 15,588 units. This leaves a balance of approximately 1,200 housing units or 
approximately 1.6% of the City’s total housing supply (existing and potential). This is an 
incredibly tight supply and relies on virtually every property available for housing 
development to be developed by 2041.  In our experience, that is simply not achievable for 
multiple reasons including: landowner interest; landowner financial capability; planned 
community development needs including infrastructure availability/capacity; development 
review requirements and agency requirements that could impact overall development 
potential and the number of units achieved on any given site; soil contamination and site 
remediation requirements. 
 
We acknowledge that the proposed conversion of 30ha of employment land to mixed use 
will increase the opportunity for additional housing units in St. Catharines.  It is also noted 
that some of the lands will have inherent challenges in bringing housing to fruition due to 
the brownfield issues with the site(s).  That is not to say that those lands should or should 
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not be converted; the point is the City is relying on its future flexibility and ability to achieve 
its housing needs on very complicated lands for residential development. 
 
The City’s analysis of forecasted jobs required includes a total of 4,000 employment jobs 
(2,600 industrial and 1,400 office). The analysis of land needs assumes all of these jobs will 
be provided solely on vacant employment lands. Certainly, for the office portion of the jobs 
forecast, this assumption may not be the most appropriate one to use. For example, the 
current global pandemic is changing how office work is conducted with significantly more 
employees working from home. It is too early to understand how extensive the current 
circumstances will be in terms of permanent changes to the office market however early 
indications suggest the nature of the office market will be changing.  
 
There is a need for the City to ensure there is a future land area for office jobs.  We suggest 
this can be provided in mixed-use communities that currently have an office focus. The 
office area for the Martindale properties makes this area a key opportunity for the City to 
retain and promote office jobs through redevelopment into mixed office and residential 
communities. This supports the current office function/number of jobs in this area and 
potentially increasing the number of jobs; it also increases the supply of housing available in 
this area of the City; the mixed-use community provides increased housing choice in terms 
of unit type in this area of the City; and the mixed-use designation will provide new housing 
opportunities and different choices in close proximity to employment lands in the Hannover 
employment lands. 

 
2. City’s Qualitative Analysis of Martindale Properties 

 
The City’s qualitative analysis reviews multiple site and locational characteristics for the 
Martindale Properties. The Martindale Properties are within an area that has a mix of 
employment, commercial, social/health care services, and institutional uses.  The area is 
predominantly office use – professional offices, consulting firms, financial and business 
services. Commercial uses include restaurants, cafes, and business support services.  The 
social and health care services include public agencies, private health care providers, and 
service agencies providing both social and medical support services – many through an 
office function and some with direct client service. There are some industrial type uses in 
this area (Canada Bread, Rankin Construction Yard) yet these types of uses are few. 
 
The employment functions in this area of St. Catharines are largely compatible with 
residential uses. The adjoining neighbourhoods of Grapeview and Martindale Heights are 
predominantly single-family residential communities with a typical neighbourhood layout 
including schools, parks, and neighbourhood scale commercial uses. The Martindale 
Properties are part of a mixed neighbourhood that exists today:  lower density residential 
housing; parks; schools; neighbourhood commercial uses creating a mixed-use community  
in this part of St. Catharines.  
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The proposed mixed-use designation for the Martindale Properties means that there will be 
re-investment in this area to include population related employment with higher density 
residential housing.  The Martindale Heights/Grapeview area will see an increased mix in 
housing choice with this redevelopment.  The Martindale Properties are a highly suitable 
location for new higher density residential/mixed office use development given the arterial 
road function of Martindale Road; the proximity to Twelve Mile Creek; and the proximity to 
neighbourhood services such as parks, local commercial, schools, and public transit. The 
mixed-use designation for the Martindale Properties provides compatible office 
employment, increased residential and housing choices, and re-investment in this area of 
St. Catharines. 
 

3. Amendment 1 to A Place to Grow 
 
The proposed population and employment changes, together with proposed changes to the 
Land Needs Assessment Methodology are significant for St. Catharines. Growth is to be 
planned to 2051, beyond the City’s current horizon of 2041 in the Employment Land 
Review.  The proposed population and jobs figures in Amendment 1 are at the Niagara 
Region scale.  What these population and jobs scenarios show are increasing growth in 
Niagara, particularly if the high scenario is utilized by Niagara Region for the 2051 growth 
planning scenarios.  With additional planned population growth for Niagara Region, St. 
Catharines will logically assume a greater share of population growth than is being used for 
the Land Needs Assessment.  This is particularly important as the City will need more 
housing beyond what the Land Needs Assessment forecast is showing; the small excess of 
forecasted units will be insufficient to overcome the potential future deficit in housing 
anticipated for growth to 2051. The City is going to need both flexibility to achieve its future 
housing targets as well as clear direction that both jobs and housing can be successfully 
developed. This means the City must assure itself that it is setting the policy framework that 
will achieve both jobs and housing without creating potential future barriers to both jobs 
and housing growth. At the conclusion of this letter we offer suggestions for the City to 
achieve jobs and housing growth through mixed-use communities. 
 

4. Regional Official Plan Amendment 16 – Employment Areas 
 

Niagara Region has drafted a new Employment Areas Official Plan Amendment. Within that 
draft, the re-envisioning of employment areas to mixed use communities is contemplated.  
We note the following policies in draft Regional Official Plan Amendment 16: 
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4.E.1 Municipalities may permit the conversion of lands within employment areas to non-
employment uses only through the Region’s municipal comprehensive review where 
it has been demonstrated that:  
a) There is a need for the conversion; 
b) The lands are not required over the horizon of this Plan for employment purposes 
for which they are designated; 
c) the municipality will maintain sufficient employment lands to accommodate 
forecasted employment growth to the horizon of this Plan; 
d) The proposed uses would not adversely affect the overall viability of the 
employment area or the achievement of the minimum intensification, and density 
targets in this Plan, as well as the other policies of this Plan.; and 
e) There are existing or planned infrastructure and public service facilities to 
accommodate the proposed uses.  

 
4.E.2 Notwithstanding section 4.E.1, until the Region’s next municipal comprehensive 

review, lands within existing employment areas may be converted to non-
employment uses, provided the conversion would:  
a) satisfy the requirements of section 4.E.1 a), c), and d); 
b) maintain a significant number of jobs on those lands through the establishment of 
development criteria; and 
c) not include any part of an employment area identified as part of a provincially 
significant employment zone.  

 
4.E.3 Outside of employment areas, development criteria should be established by the 

Region and local municipalities to ensure that the redevelopment of any 
employment lands will retain space for a similar number of jobs to remain on site. 
Development applications shall satisfy all applicable development criteria.  

 
It is our submission that the above policies are very important for the City’s current 
Employment Land Review as well as providing the policy basis needed to provide both jobs 
and housing for the next 30 years for St. Catharines. The proposed Regional policies 
contemplate redevelopment of employment areas and employment lands; provide 
flexibility in process to capitalize on opportunities for growth; and identify a key public 
policy goal of retaining jobs in areas where mixed-use redevelopment can and should occur.  
The mixed-use community envisioned for the Martindale Properties would achieve all of the 
employment goals of the Region and the City while providing additional benefits: a 
commitment to jobs, building mixed-use communities and neighbourhoods, and providing 
redevelopment to build new higher density housing in this area of St. Catharines. 
 

5. Rankin Contractor Yard 
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As the City is aware, Rankin Construction has their contractor yard, which includes vehicle 
storage, at Martindale Road/Corporate Park Drive. Rankin is committed to relocating the 
contractor yard to another location within the City.  The relocation of the contractor yard is 
a significant decision for Rankin and for the future of the Martindale Properties. The 
contractor yard is considered similar to industrial use given the nature of the construction 
equipment present on the site.  Relocation of the contractor yard changes the nature of the 
employment function to more of an office and service use area. This provides the area with 
the ability to intensify with both more office type employment together with compatible 
residential development of a higher density (apartment type uses compatible with office 
uses).   
 

Conclusion 
 
It is our submission that the Martindale Properties be redesignated to Mixed Use in the City’s 
Official Plan as part of the Employment Lands Review.  We also submit that the City should 
consider including similar policy revisions to the Official Plan as found in Niagara Region’s 
proposed Employment Areas Amendment – ensuring a continued requirement to retain space 
for a similar number of jobs. 
 
We would be pleased to meet with you and other City staff regarding this letter and the 
requested redesignation of the Martindale Properties to Mixed Use.  We request that we be 
notified of any meetings of St. Catharines Committee/Council regarding this study.  We also 
request notification of any decisions of Council, including decisions under the Planning Act, 
regarding this study.  Thank you. 
 
Sincerely, 
 

 
___________________________ 
Mary Lou Tanner, FCIP, RPP 
Principal Planner 
Niagara Planning Group (NPG) Inc. 
 
Copies:  Rankin Construction Inc. 
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Lands at ‘Martindale Properties’ 
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