
   Planning and Development Services  
  
 
 
Prepared for Council-in-Committee Report No. PDS-54-2021 
Agenda Date July 12, 2021 File No. 350302 

 
 

Subject  
 
NEW DRAFT REGION OF NIAGARA OFFICIAL PLAN – INFORMATION REPORT 
AND COMMENTS 
 

 
Recommendations  
 
THAT   
 
 
THAT 
 

 
Council receives for information Report No. PDS-54-2021 regarding the draft 
Region of Niagara Official Plan. 
 
Council directs staff to provide comments as outlined in Report No. PDS-54-
2021 and in Appendix “1” to the Region of Niagara. 
 

 
Relation to Council’s 2018-2022 Corporate Strategic Plan  
 
Priority:     Managed Growth through Responsibility, Stewardship and   
   Preservation  
Initiative 5.2:  Review the Town’s policies to ensure responsible growth principles  
   guide development approvals. 
 

 
List of Stakeholders  
 
The Corporation of the Town of Fort Erie 
Residents of the Town of Fort Erie 
The Region of Niagara 
 

 
 

 
Prepared by: 

 
Submitted by: 

 
Approved by: 

 
Original Signed 
 
Lindsay Richardson, MCIP, 
RPP  
Senior Community Planner 

 
Original Signed 
 
Kira Dolch, MCIP, RPP, CNU-A 
Director, Planning & 
Development Services 

 
Original Signed 
 
Tom Kuchyt, CET 
Chief Administrative 
Officer 

 
 



Planning and Development 
Services 

Page 2 of 8 Report No. PDS-54-2021  

 
 
Purpose of Report 

 
The purpose of this report is to provide Council with information on the Region of 
Niagara’s Draft Official Plan (NOP).  The intent of this new plan, as outlined by the 
Region is: 
 

• To improve the natural heritage system; 
• Address climate change; 
• Consider affordability and market demand; 
• Create better intensification and density policies to help create complete 

communities and address the provincial intensification target of 50% Create 
strategic growth areas; 

• Provide stability and predictability by clearly defining employment areas and 
policies; 

• Address inefficiencies in the current plan;  
• Coordinate with key engineering and finance programs;  

 
The NOP is a long-range planning document that implements a planning horizon to 
2051, which conforms with the timeframe in A Place to Grow, Growth Plan for the 
Greater Golden Horseshoe (“Growth Plan”). 
 
Analysis 

 
Background 
 
The NOP is the first comprehensive review of the Region of Niagara Official Plan since 
the original Plan was approved in the early 1970s.  In 2013, the Region initiated an 
integrated process called “Niagara 2041” to undertake a Municipal Comprehensive 
Review (How We Grow), a Transportation Master Plan (How We Go) and a Water and 
Wastewater Master Servicing Study (How We Flow).  The work that began under How 
We Grow has transitioned into the process of developing the NOP.  The NOP process – 
in its current form – started in 2017. 
 
The requirements for an Official Plan are set out in the Planning Act, 1990. Additionally, 
the NOP must be consistent with the Provincial Policy Statement (2020), conform with 
the Growth Plan, the Greenbelt Plan and not conflict with the Niagara Escarpment Plan. 
 
Regional Planning Report PDS 17-2021: Niagara Official Plan Consolidated Policy 
Report was presented at the Region’s Planning and Economic Development Committee 
on May 12, 2021 and at Regional Council on May 20,2021.  The report and available 
appendices were made available to Staff at this time with a comment period ending on 
July 2, 2021. Staff requested and were granted an extension to this deadline, to 
accommodate this reporting to Council.  It should be noted that not all the policies are 
available for comment at this time.  
 
 
 



Planning and Development 
Services 

Page 3 of 8 Report No. PDS-54-2021  

 
 
Analysis 
 
The NOP documents are broken down into 18 Sections/Appendices, 
 
Sections 1: Consultation Events and 2: Draft Framework – Includes general information 
and provides a summary of the consultation events and a draft framework for reviewing 
the plan 
 
Section 3: Growth Allocation and Land Needs Assessment - This section examines the 
land needs assessment and growth allocations for the Region and identifies specific 
allocations for each of the 12 municipalities.  
 
Section 4: Regional Structure – This section examines growth management in Niagara 
and provides direction on critical factors needed to allocate population and employment 
forecasts within Urban Areas and Rural Settlements. 
 
Section 5: Housing – This section examines the need for a more diverse range of 
housing types in the Region and sets policies that support the action items and 
objectives identified in the Region’s Housing and Homelessness Action Plan including 
movement towards the targeted housing mix identified in the Plan.  
 
Section 6: Natural Environment – There are no draft policies or mapping for this section.  
Regional Council at their meeting on May 20th, directed Regional Planning Staff to 
prepare mapping and policies for options 3B and 3C.  These are anticipated to be 
completed in the fall of 2021.  
 
Section 7: Watershed Planning – Includes just an executive overview.  Further 
information will be provided at a later date.  
 
Section 8: Climate Change – This section examines the need to plan and prioritize 
climate change throughout all sections of the NOP to ensure it is in line with updated 
Provincial land use planning documents.  
 
Section 9: Agriculture – This section examines the Agricultural System objectives and 
proposes policies that support agricultural uses, normal farm practices and 
diversification to ensure the industry continues to prosper in Niagara.  
 
Section 10: Employment – This section proposes policies to ensure employment areas 
are protected over the long term.  
 
Section 11: Mineral Aggregate Resources – This section examines the land use 
approvals for mineral aggregate operations and ensures that the NOP policies related to 
mineral aggregate resources are within the Region’s area of responsibility and that the 
policies do not conflict with the Aggregate Resources Act.  The policies that have been 
proposed apply to new applications only. 
 
Section 12: Transportation – This section examines the Region’s transportation network 
and identifies policies that align with the more detailed recommendations of the 
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approved Niagara Region Transportation Master Plan to ensure coordination between 
infrastructure and land use planning.  
 
Section 13: Infrastructure – This section examines the need to set priorities for 
infrastructure planning and investments ensuring economic competitiveness, quality of 
life and the delivery of public services related to drinking water, wastewater, stormwater, 
solid waste, energy and utilities. 
 
Section 14: District and Secondary Plans – This section has been prepared to ensure 
that municipalities have a framework for proactive, coordinated and comprehensive 
growth management planning within defined areas.   

• District Plans are prepared by the Region in collaboration with the local 
municipalities in which they are situated. Their purpose is to strategically direct a 
significant portion of population and employment growth to specific areas of the 
Region and help guide the creation of complete communities. 

• Secondary Plans are located at the local level and provide a specific land use 
policy framework that relies on supporting technical information for an identified 
area of the municipality. 

 
Section 15: Urban Design – This section has been prepared to ensure that new 
development will be of a high design quality, while ensuring careful consideration of the 
existing character of a community.  
 
Section 16: Archaeology – Includes an executive overview which identifies the need for 
an Archaeological Management Plan (AMP) that will be prepared for the Region.  An 
AMP helps municipal planners screen planning applications for archaeological potential 
using a predictive modelling-based map which shows areas of archaeological potential.  
 
Section 17: Glossary of Terms  
 
Section 18: Settlement Area Boundary Review (SABR) – Includes an executive 
overview and criteria for boundary expansion requests.  
 
Additionally, there are a number of sections of the NOP where draft policies have not 
been provided in the current draft.  These have been identified in Section 2: Policy 
Framework and include:  
 

• Section 1.1 – Niagara Context 
• Section 1.2 – Niagara’s Strategy for the Future 
• Section 1.3 – How to use the Niagara Official Plan 
• Section 3.3 – Source Water Protection 
• Section 3.4 – Stewardship 
• Section 3.6 – Niagara Escarpment Plan 
• Section 3.7 – Excess Soils 
• Section 4.4 – Economic Prosperity 
• Section 5.3 – Public Spaces, Recreation, Parks, Trails and Open Space 
• Section 6.4 – Cultural Heritage 
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• Section 7.1 – Plan Interpretation 
• Section 7.2 – Region and Local Roles 
• Section 7.3 – Performance Indicators and Monitoring 
• Section 7.4 – Phasing 
• Section 7.5 – Health Impact Assessment 
• Section 7.6 – Asset Management Plan 
• Section 7.7 – Complete Applications 
• Section 7.8 – Review/Updates/Amendments to OP 
• Section 7.9 – Consultation and Engagement 
• Section 8.1 – Site Specific Policies 

 
Staff Comments 
 
Staff have reviewed PDS 17-2021, including the appendices and schedules and have 
created a detailed chart of specific comments to be forwarded to the Region, attached 
as Appendix “1” to this report.  In addition to comments on the specific draft policies 
that have been prepared, the chart includes comments on the additional sections where 
policies have not been developed or included in this draft.  A high-level summary of the 
main concerns is provided in this report for Council’s consideration.   
 
Growth Allocation and Land Needs Assessment (LNA) 
 
The LNA is a technical, Region-led process, which determines the amount of 
Community Area (mostly, where people live, work and shop) and Employment Area 
(mostly, where traditional-type employment are located) that is needed to accommodate 
the growth forecasts within municipalities and the overall Region.   
 
The Niagara Region must plan for a minimum population of 674,000 people and 
272,000 jobs to 2051 with a Regional intensification rate of 50% overall. Through the 
draft LNA, it has been identified that the Region requires approximately 460 ha of 
Community Area land and has a slight oversupply of 20 ha of Employment land.   
 
Through the draft LNA, the Town has been allocated 105 ha of Community Area (22% 
of the total needs) and 130 ha of Employment area.  The Town’s population target is 
proposed to be 48,050 to 2051 (from 33,930 in 2021) and the employment target has 
been set for 17,430 to 2051 (from 10,530 in 2021).  The intensification rate for the Town 
is proposed at 50%, an increase from the current 15% from 2014.  For context, the 
Town’s actual intensification rate in the past 2 years has been around 60% (59% in 
2019 and 63% in 2020). Staff is supportive of the requirement for 105 additional 
hectares of community area and are satisfied with the proposed population targets and 
intensification rate.   
 
The 130 additional hectares of employment land is generally consistent with the 
recommendations of the recently approved Town of Fort Erie Urban Boundary 
Expansion Study prepared by WSP.  The study confirmed the need for between 138 
and 186 net hectares of additional employment area lands to accommodate forecast 
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employment growth to 2051.  Staff is supportive of the requirement for 130 additional 
hectares of employment land.  
 
The Urban Boundary Expansion Study has been forwarded to the Region for 
consideration as part of the NOP preparation.  The study assessed and prioritized 
community and employment lands throughout the Town for consideration by the 
Region.  Candidate sites will be reviewed using the Settlement Area Boundary (SABR) 
criteria that look at the need for additional lands and consideration of: existing and 
planned infrastructure and transportation capacity and proximity; environmental 
constraints; the agricultural area (including Minimum Distance Separation formulae and 
soil class); potential impacts to the agri-food network; and how the proposed additional 
lands will to contribute to a complete community.  Staff will continue to work with the 
Region through the LNA process to monitor next steps.  These NOP draft policies do 
not propose any expansion areas but Staff anticipates that at least some of the lands 
that were advanced through the study will be incorporated through this process. 
 
Housing 
 
Staff have reviewed the Draft Housing Policies and are satisfied that they will provide 
overall guidance for the Town in encouraging a mix of housing types and tenures.  The 
policies support the work that the Town has already done through the Housing Action 
Strategy (April 2019) and Housing Needs Study (November 2019).  While not outlined 
specifically in the draft policies, Staff note that the Region is encouraging municipalities 
to create incentive programs for affordable housing.  The Town encourages the Region 
to develop matching or additional programs through the Smarter Niagara Incentive 
Program (SNIP) that will complement the incentives the Town is currently working to 
implement.  
 
Employment  
 
The major concern with the employment policies is the number of proposed studies that 
are being requested for new dry industrial uses.  Staff is recommending that the Region 
scale back the requirements or allow for scoping based on individual proposals.  
Additionally, Staff will be requesting that the Stevensville Industrial Cell (FE1) be 
included in the Niagara Gateway Economic Zone so that future development can 
leverage the 10-year tax increment-based grant as opposed to the 5-year grant that is 
currently available.   
 
Transportation and Infrastructure 
 
The general concern with these policies is a lack of clarity with respect to jurisdiction.  
There are several instances where it appears the municipality will require permission 
from the Region to expand local services, or that approval authority is being upgraded 
to the Region for local issues.  Town Staff is not supportive of these types of policies 
and are of the opinion that decisions on local transportation networks and infrastructure 
should remain under the jurisdiction of the Town.  
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Secondary and District Plans 
 
The Town currently undertakes the preparation of Secondary Plans, which are then 
forwarded to the Region for approval or delegation of authority.  For the Town, this is 
generally a year long process which includes extensive public consultation and a local 
approach to policy development and implementation.   The major concerns Staff have 
with the Secondary Plan policies are: 

• That the expanded scope and significant study requirements that will be applied 
to new secondary plans, will have significant implications on timing and cost of 
preparing secondary plans. The requirement for Regional approval on the Terms 
of Reference for all Secondary Plans adds an additional layer of permission that 
may create delays for local processes; and  

• The requirement for a Secondary Plan to be implemented for any urban 
boundary expansion. Staff will be looking for clarification from the Region on how 
it will handle smaller sites, or sites that are being brought online through the LNA 
process.  
 

Urban Design Guidelines 
 
Staff are in the process of developing Town-wide Urban Design Guidelines, that will be 
presented to Council for approval later this year.  Staff have concerns that based upon 
the proposed Regional oversight and approval process outlined in this section, the 
practicality and the Region’s capacity to process such requests/reviews/applications in a 
timely manner may lead to delays for development.  Additionally, the Region appears to 
propose that Regional urban design guidelines be applied to all municipal public 
infrastructure projects. Staff is not supportive of this level of oversight and regulation on 
municipal lead projects on municipal lands. 
 
Red Tape and Jurisdiction 
 
Throughout the NOP Staff noted policies that add a layer of complication for 
development, additional costs for development or policies that seem to take control 
away from the municipality on what should be local planning matters.  Specific concerns 
have been outlined in Appendix “1”, but in general Staff have concerns with policies 
included in the Employment, Transportation, Urban Design, Secondary/District Plans 
and Infrastructure sections, as well as with the Site Plan Control and Secondary Plan 
policies, and the forthcoming Parks/Open Space/Trails section. 
 
Next Steps 
 
The Region has indicated they will have a report to Regional Council specific to the land 
needs assessment and draft land and population allocations in August.  The final full 
draft NOP is anticipated to be complete by the end of 2021, and sent to the Province for 
approval by June 2022.  Staff will continue to remain engaged with the Region 
throughout this process and provide further updates to Council as draft policies are 
updated or released.  It is anticipated that there will be a final full review and 
commenting period once the entire plan is released at the end of the year.  
 



Planning and Development 
Services 

Page 8 of 8 Report No. PDS-54-2021  

 
 
Financial/Staffing Implications 

 
There are no financial or staffing implications at this time.  Once the NOP is approved, 
the Town will initiate the creation of a new Town of Fort Erie Official Plan.  This work will 
be contracted out and managed by Staff through the annual work plan.  The creation of 
a new Official Plan will be forecasted in the annual budget and will likely begin in late 
2022 or 2023 pending the approval of the NOP.  
 
Policies Affecting Proposal 

 
None 
 
Comments from Relevant Departments/Community and Corporate Partners 

 
The draft NOP was circulated to Staff from Infrastructure Services, Economic 
Development and Tourism Services and Planning and Development Services.  
Comments have been incorporated into this report and captured in Appendix “1”. 
 
Communicating Results 

   
Not applicable.   
 
Alternatives 

   
Not applicable.  
 
Conclusion 

 
As noted, the NOP is the first comprehensive review since the original Regional Official 
Plan was approved in the early 1970s.  The NOP sets out high level policy to guide the 
Region to 2051.   
 
The NOP has identified the Town as an area for growth, through the allocation of a 
significant percentage of Community Area and Employment Area lands and Staff is 
satisfied with the growth allocation and density targets that have been allocated to the 
Town.  
 
Staff is especially pleased to see the creation of policies related to housing and we look 
forward to continuing to work with the Region as the complete draft NOP is finalized at 
the end of 2021.  
 
Attachments 

 
Appendix “1” – Region of Niagara ROP Review and Comments 



Region of Niagara – Draft Official Plan Policy Review  

Section Summary Staff Comments 
   
SECTIONS 1 AND 2: GENERAL 
PDS-17-2021 
Niagara Official Plan 
Consolidated Report 
Prepared for: Planning and 
Economic Development 
Committee, May 12, 2020 

PDS-17-2021 provides a comprehensive outline of the 
Niagara Official Plan (“NOP”) and sets out a 
recommendation for the Natural Environment System 
(“NES”) Option 3B. The NES Option decision 
influences outcomes for other policies.   
 
The Province is the approval authority for the NOP 
and the required date for the Region to adopt the NOP 
remains July 1, 2022. 

• Report was received and 
recommendations moved forward to 
Regional Council by the Planning and 
Economic Development Committee, 
including the selection of NES Option 3B 
as the preferred option. 
• Regional Council, on May 20, 2021 
directed Regional Staff to prepare 
mapping and policies for ES Options 3B 
and 3C for consideration. 

Appendix 1 – Consultation 
Events 

Appendix 1 outlines all consultation with the pubic, 
stakeholder groups and consultants. 

N/A 

Appendix 2 – Draft Framework Appendix 2 provides the draft framework for the 
Niagara Official Plan (“NOP”).  The framework sets out 
the type of materials in the NOP, what is provided in 
the NOP, and where to find it.  All information is 
available on the Region’s website at the following link: 
https://www.niagararegion.ca/official-
plan/consolidated-policy-report.aspx 

N/A – See additional comments in the 
Section for “Additional Policy Sections to 
be Included in the Next NOP Draft”  
 

SECTION 3: GROWTH ALLOCATION AND LAND NEEDS ASSESSMENT 
Appendix 3.1: Executive 
Overview - Growth Allocation 
and Land Needs Assessment 
 
Appendix 3.2: Report: Draft 
Land Needs Assessment 
Summary 
 
Appendix 3.3: Memorandum: 
Niagara Region Municipal 
Comprehensive Review - 
Growth Allocation Update to 

This section examines the land needs assessment 
and growth allocations for the Region and identifies 
specific allocations for each of the 12 municipalities.  
 
The Province has assigned the Niagara Region a 
minimum population (674,000) and job (272,000) 
forecast to 2051.  The Region is required to allocate 
population and employment growth to its local 
municipalities and undertake a Land Needs 
Assessment (“LNA”), in conformance with a provincial 
methodology. 
 

• Fort Erie’s population target has been 
set at 48,050 to 2051 (from 33,930 in 
2021) and the employment target has 
been set for 17,430 to 2051 (from 10,530 
in 2021). 
• The New Community Area Land Need 
is proposed to be 105 hectares. 
• The New Employment Area Land Need 
is proposed to be 130 hectares. 
• Staff have reviewed the Draft Land 
Needs Assessment, and Draft 
Forecasting Polices and are satisfied 
with the proposed intensification rates, 
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2051 (Hemson Consulting) 
 
Appendix 3.4: Draft Growth 
Forecasting Policies 

The Province makes the decision on the Region’s 
LNA. They will assess the overall growth across 
Niagara and after receiving direction on the LNA, 
settlement area, the Region will make 
recommendations on boundary changes.  
 

growth allocation numbers and land 
needs assessment. 
• Through the preparation of the Town’s 
Urban Area Boundary Expansion, 
approved by Council in the spring of 
2021 (Interim Report, Addendum’s 1 and 
2), Staff have forwarded prioritized 
candidate Community and Employment 
Area sites for consideration in the final 
Land Needs Assessment.  

SECTION 4: REGIONAL STRUCTURE 
Appendix 4.1: Executive 
Overview - Regional Structure 
 
Appendix 4.2: Report: Regional 
Structure Policy Paper 
 
Appendix 4.3: Draft Regional 
Structure Policies 
 
Appendix 4.4: Draft Regional 
Structure Schedule B 

This section examines growth management in Niagara 
and provides direction on critical factors needed to 
allocate population and employment forecasts within 
Urban Areas and Rural Settlements. 
 
The Regional Structure is the basis for growth 
management in Niagara. It provides direction on 
critical factors needed to allocate population and 
employment forecasts within Urban Areas and Rural 
Settlements. 
 
Intensification rates are provided for each area 
municipality. Local municipalities will be required to 
update or develop intensification strategies that 
support their applicable intensification target, identify 
priority areas for growth, and establish design and 
development standards for development in Built-Up 
Areas. 

• The overall intensification rate for Fort 
Erie is proposed to be 50%. The Town’s 
actual intensification rate tends to 
average around 60%. In 2019 it was 
59% and 2020 it was 63%, Staff is 
confident a target of 50% is achievable. 
Staff are of the opinion that the higher 
rate is more reflective of the existing and 
planned growth in the future.  
• Staff has no issues with the Draft 
Regional Structure Policies or Schedule 
B which identifies the Town’s Urban 
Area Boundaries (UAB) and Greenfield 
Areas. Staff assumes that Schedule B 
will be updated when the Land Needs 
Assessment is completed and any 
expansions to the UAB will be captured 
at this time.  
• Council has identified a priority list of 
areas where Secondary Plans should be 
prepared and will continue to move 
forward based on these priorities.  

SECTION 5: HOUSING 
Appendix 5.1: Executive 
Overview - Housing 
 

This section examines the need for a more diverse 
range of housing types in the Region and sets policies 
that support the action items and objectives identified 
in the Region’s Housing and Homelessness Action 

• Staff have reviewed the Draft Housing 
Policies are satisfied that they will 
provide overall guidance for the Town in 
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Appendix 5.2: Memorandum: 
Housing Affordability and 
Growth Plan 2051 (CANCEA) 
 
Appendix 5.3: Draft Housing 
Policies 

Plan including movement towards the targeted 
housing mix identified in the Plan.  
 
Local municipalities are encouraged to use the 
regional housing database to develop local housing 
strategies that identify land use planning tools, 
financial incentives, and other initiatives that support 
the Region’s affordable housing target and the 
HHAP’s targeted housing mix. 

encouraging a mix of housing types and 
tenures. 
• The policies support the work that the 
Town has already done through the 
Housing Action Strategy (April 2019) and 
Housing Needs Study (November 2019). 
• Staff has initiated an Official Plan 
Amendment to address affordability in 
the Town as well as a Community 
Improvement Plan to provide incentives 
for affordable housing development. 
• While not outlined specifically through 
these policies, Staff note that the Region 
is encouraging municipalities to create 
incentive programs for affordable 
housing.  The Town encourages the 
Region to develop matching or additional 
programs through the Smarter Niagara 
Incentive Program (SNIP) that will 
complement the incentives the Town is 
currently working to implement.  
 
 

SECTION 6: NATURAL ENVIRONMENT 
Appendix 6.1: Executive 
Overview - Natural Environment 
 
Appendix 6.2: Report: Status 
Update and Recommendations 
 
Appendix 6.3: Memorandum: 
Preliminary Policy Intent for the 
Natural Environment System in 
the Region's Settlement Areas 
and Discussion on Implications 

There are no draft policies or mapping for this section.  
Regional Council at their meeting on May 20th, 
directed Regional Planning Staff to prepare mapping 
and policies for options 3B and 3C.  These are 
anticipated to be completed in the fall of 2021.  
 
The natural environment work program is a critical part 
of the NOP.  It is focused on establishing a regional-
scale natural heritage system (NHS) and water 
resource system (WRS), including policies and 
mapping. 
 
The NHS and WRS are ecologically linked, rely on 
and support each other, and have many overlapping 

• Regional Council on May 20th, directed 
Regional Staff to prepare mapping and 
policy for NES Options 3B and 3C for 
consideration. 
• Staff had previously reviewed the 
mapping options and provided 
information to Council through PDS-37-
2021.  Feedback based on the draft 
mapping was provided to Regional Staff 
at that time.  
• Staff have no further comments at this 
time and look forward to reviewing the 
mapping and policies when they are 
available.  
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components. Together these systems collectively form 
the integrated Natural Environment System (“NES”). 

SECTION 7: WATERSHED PLANNING 
Appendix 7.1: Executive 
Overview - Watershed Planning 

There are no draft policies or mapping for this section.  
The NWP is the next step in implementing a 
watershed planning program and will ensure that the 
NOP is appropriately informed by watershed planning 
in accordance with provincial requirements.  

• Staff will provide more specific 
comments when the NWP is made 
available but is generally supportive of 
the creation of an overarching watershed 
plan for the Region.   

SECTION 8: CLIMATE CHANGE 
Appendix 8.1: Executive 
Overview - Climate Change 
 
Appendix 8.2: Report: Climate 
Change Section Update 

This section examines the need to plan and prioritize 
climate change throughout all sections of the NOP to 
ensure it is in line with updated Provincial land use 
planning documents. 
 
A Climate Modeling and Projections Project is 
currently underway for Niagara and will be used to 
understand the changing climate in Niagara, inform 
the climate change section of the NOP, and all future 
adaptation planning. 

• Staff will provide more specific 
comments, if applicable, when the 
Climate Change Policies are made 
available but are generally supportive of 
the identification and inclusion of policy 
that supports planning for climate 
change. 

SECTION 9: AGRICULTURE 
Appendix 9.1: Executive 
Overview - Agriculture 
 
Appendix 9.2: Draft Agriculture 
Policies 
 
Appendix 9.3: Draft Agricultural 
Land Base Schedule E 

This section examines the Agricultural System 
objectives and proposes policies that support 
agricultural uses, normal farm practices and 
diversification to ensure the industry continues to 
prosper in Niagara.  
 
The agricultural land base, consisting of specialty crop 
areas, prime agricultural areas, and rural lands will be 
a mapped schedule in the Niagara Official Plan. 
 
Niagara developed farm diversification policies, 
encouraging a wide range of diversified uses that 
contribute to long-term farm viability through Regional 
Official Plan Amendment 6-2009. Diversification 
policies continue to be a key component of the 
Agricultural System reflected in the Niagara Official 
Plan. 
 

• Staff have had the opportunity to 
review the Draft Agricultural Policies and 
have no comments or concerns. 
• Council on August 10, 2020, through 
PDS-34-2020, endorsed in principal the 
proposed Regional Agricultural Systems 
Mapping for the Town and Staff can 
confirm that Schedule E maintains what 
was endorsed by Council through that 
report.  
• Council on March 22, 2021, through 
PDS-24-2021, approved OPA 51, a 
housekeeping amendment to the Official 
Plan that included adding Value Added 
Agricultural uses as part of the 
secondary uses section of the Town’s 
Official Plan and updated Appendix A: 
Glossary of Terms to include a definition 
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of Value Added.  These policies are in 
keeping with the farm diversification 
policies that the Region has developed 
and ensure a broad range of flexible 
uses are permitted in the agricultural 
area to maintain viability.  

SECTION 10: EMPLOYMENT  
Appendix 10.1: Executive 
Overview - Employment Areas 
 
Appendix 10.2: Report: 
Employment Policy Paper 
 
Appendix 10.3: Draft 
Employment Policies 
 
Appendix 10.4: Draft 
Employment Areas Schedule F 

This section proposes policies to ensure employment 
areas are protected over the long term and includes 
mapping of employment areas based on existing and 
planned employment clusters.  
 
Employment Area sub-groupings have been created 
to implement and protect envisioned functions of each 
draft employment area. The sub-groupings include 
Core (for the heaviest industrial), Knowledge and 
Innovation (for lighter industrial), and Dynamic (mix of 
traditional and lighter employment). 
 
Employment Land Redevelopment Criteria and 
Employment Area Conversion Criteria have been 
established to assist with the municipal review and 
evaluation of related applications. 
 
The Province and local municipalities are being 
consulted to discuss establishing Provincially 
Significant Employment Zones as part of this Official 
Plan process. 

• Fort Erie has 3 identified Employment 
Areas:  

o FE1 – Stevensville Industrial Cell 
with a minimum density target of 
13 jobs/hectare 

o FE2 – International Peace Bridge 
Trade Hub with a minimum 
density target of 13 jobs/hectare 

o FE3 – Bridgeburg Rail Zone with 
a minimum density target of 11 
jobs/hectare 

• While the Town generally meets or 
exceeds these targets, Staff have 
concerns about the repercussions if a 
development does not meet the 
minimum density target and requests 
clarification.   
• As noted, Town Staff have forwarded 
the results of the Urban Boundary 
Expansion Study to the Region.  This 
study prioritized Employment Lands for 
inclusion in the Urban Boundary.  Staff 
anticipate that Schedule F will be 
updated accordingly, if new lands are 
included in the UAB. 
• The proposed study requirements in 
Section 4.2.5.14 seem onerous and 
extensive for dry industrial uses Staff 
recommend scaling back the 
requirements, or allowing for scoping 
based on individual proposals.  
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• Staff requests that FE1 (Stevensville 
Industrial Cell) be included in the 
Niagara Gateway Economic Zone, so 
that future development can leverage the 
10-year tax increment-based grant as 
opposed to the 5-year grant currently 
available.   

SECTION 11: MINERAL AGGREGATE RESOURCES  
Appendix 11.1: Executive 
Overview - Mineral Aggregate 
Resources 
 
Appendix 11.2: Draft Mineral 
Aggregate Resources Policies 
 
Appendix 11.3, 11.4, 11.5: Draft 
Mineral Aggregate Schedules 
G1, G2, G3 

This section examines the land use approvals for 
mineral aggregate operations and ensures that the 
NOP policies related to mineral aggregate resources 
are within the Region’s area of responsibility and that 
the policies do not conflict with the Aggregate 
Resources Act.  The policies that have been proposed 
apply to new applications only. 
 

• The Town currently has one active 
quarry operation – Ridgemount Quarries 
(Walker Aggregates Inc.) east of 
Stevensville. In operation since 1960s it 
extracts various rock members to supply 
the large demand for local road 
construction projects. This location also 
recycles concrete and asphalt from local 
infrastructure reconstruction for the 
purpose of reuse in the market.  The 
proposed polices will not have an impact 
on the uses or operation of this quarry. 
• Staff have reviewed the proposed 
policies and mapping and offer no further 
comments at this time.   

SECTION 12: TRANSPORTATION 
Appendix 12.1: Executive 
Overview - Transportation 
 
Appendix 12.2: Draft 
Transportation Policies 
 
Appendix 12.3, 12.4: Draft 
Transportation Schedules I1 and 
I2 

• The Regional Transportation policies align with the 
more detailed recommendations of the approved 
Niagara Region Transportation Master Plan, to ensure 
coordination between infrastructure and land use 
planning. 
 
This section examines the Region’s transportation 
network and identifies policies that align with the more 
detailed recommendations of the approved Niagara 
Region Transportation Master Plan to ensure 
coordination between infrastructure and land use 
planning.  
 

Staff have reviewed the Draft 
Transportation Policies and offer the 
following for Regional Staff consideration 
and clarification: 
• Staff requests clarification on Policy 
5.1.5.5 b).  If the intent is that if traffic 
volumes increase and thereby increase 
traffic noise that the Region may 
retroactively require property owners to 
implement noise mitigation measures, 
the Town is not supportive of this Policy. 
• Staff would like the opportunity to 
review and comment on any LAM roads 
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The proposed policies have been predominately 
carried forward from the 2019 approved ROPA 13.  
 
New investments in the Region’s transportation 
system will prioritize public transit and active 
transportation, including inter-municipal and demand-
responsive transit, multi-use paths, trails, and 
dedicated cycling routes. 
 
A complete streets approach will be taken for all 
Regional and local municipal road improvements. 
Complete streets refer to design principles that 
consider the needs and safety of all road users, 
including people who walk, cycle, take transit, 
or drive. 

that the Region may be planning on 
assuming.  
• Staff requests clarification with respect 
to “Encourage co-location of linear 
infrastructure along regional roads” as 
noted in Policy 5.1.5.9. 
• While the Town is generally supportive 
of the Complete Streets approach, there 
should be flexibility in cases where 
existing constraints (space, grade etc) 
may limit the ability to meet all the 
requirements.  
 

SECTION 13: INFRASTRUCTURE 
Appendix 13.1: Executive 
Overview - Infrastructure 
 
Appendix 13.2: Draft 
Infrastructure Policies 

This section examines the need to set priorities for 
infrastructure planning and investments ensuring 
economic competitiveness, quality of life and the 
delivery of public services related to drinking water, 
wastewater, stormwater, solid waste, energy and 
utilities 
 
Outside urban areas, development will continue to be 
serviced by sustainable individual on-site water and 
sewer systems. Municipal services will not be provided 
outside of urban areas, except where necessary to 
correct an existing health problem. 
 

Staff have reviewed the Draft 
Infrastructure Policies and offer the 
following for Regional Staff consideration 
and clarification: 
• Request clarification on Policies 
5.2.1.22 and 5.2.2.9 – if the intent is that 
the Region has to approve local 
infrastructure expansions within the 
UAB, the Town is not in support of this 
requirement.  
• Policy 5.2.2.2 states that the Region 
“discourages connections to Regional 
water and wastewater mains”.  If no local 
mains are available, private lateral 
connections should be permitted, in 
order to avoid doubling up on service 
mains, especially where multiple 
connections already exist. 
• The NOP should consider creating 
definitions and mapping to differentiate 
between transmission mains and hybrid 
(transmission and distribution mains). 
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Additionally, as discussed in Policy 
5.2.3.1, the Region should state what 
size for a main that is purely 
transmission vs hybrid. 
• There does not appear to be a 
definition of “necessary utilities” 
identified in Policy 5.2.6.6. This should 
be defined and should include fibre 
optics. 
• Suggest adding “where connection 
from an urban to sewage treatment 
facility outside the urban area boundary 
is necessary be included in Policy 
5.2.3.2.  
• The Town is not supportive of giving 
authority to the Region to permit or 
prohibit private lateral connections to 
LAM watermains or sewers that exist 
outside UABs as stated in Policy 5.2.3.3. 

SECTION 14: DISTRICT AND SECONDARY PLANNING 
Appendix 14.1: Executive 
Overview - District and 
Secondary Planning 
 
Appendix 14.2: Draft District and 
Secondary Plans Policies 

This section has been prepared to ensure that 
municipalities have a framework for proactive, 
coordinated and comprehensive growth management 
planning within defined areas.   
 

• District Plans are prepared by the Region in 
collaboration with the local municipalities in 
which they are situated. Their purpose is to 
strategically direct a significant portion of 
population and employment growth to specific 
areas of the Region and help guide the creation 
of complete communities. 
 

• Secondary Plans are located at the local level 
and provide a specific land use policy 
framework that relies on supporting technical 
information for an identified area of the 
municipality. 

Staff have reviewed the Draft District and 
Secondary Planning Policies and offer 
the following for Regional Staff 
consideration and clarification: 
• In consideration of the robust 
requirements for technical studies, the 
Town encourages the Region to 
continue or reinstate its funding program 
to support the preparation of Secondary 
Plans, whether performed by in-house 
staff or by a consultant. 
• The document indicates that 
‘Secondary Plans are tool for 
implementing District Plans’. Please 
clarify, where the Region undertakes a 
District Plan, if a Secondary Plan is also 
required, and if so, what agency will be 
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 responsible for the preparation of the 
Secondary Plan.  
• With the Region taking on this new role 
of approving Secondary Plans Terms of 
Reference, the Town has concerns 
regarding the Region’s capacity to 
process such reviews in a timely 
manner.  
• Identify provisions for ‘urban design 
direction’ when municipalities already 
have urban design guidelines in place 
and provide clarification with respect to 
the need for additional study.  
• Clarify if the Region will undertake 
Secondary Plans to implement regional 
planning priorities, or if this responsibility 
will fall to the local municipality. 
• Consider rewording Policy 6.1.3.7 to 
‘may’ rather than ‘will’, as appropriate for 
the unique situation. Also, please make 
provisions for recent studies that have 
already been undertaken, and that these 
studies do not need to be repeated. 
• Staff is requesting clarification with 
respect to the requirement that all UAB 
expansions must complete a secondary 
plan including those those lands that will 
be brought online through the Land 
Needs Assessment.  The Town has a 
number of smaller sites that have been 
advanced to the Region that based on 
size, may not warrant a full secondary 
plan process. 
• Staff recommends setting a hectare 
threshold and/or reviewing each location 
on a case-by-case basis.  
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SECTION 15: URBAN DESIGN 
Appendix 15.1: Executive 
Overview - Urban Design 
 
Appendix 15.2: Draft Urban 
Design Policies 

This section has been prepared to update the 2005 
Regional Urban Design Guidelines to ensure that new 
development will be of a high design quality, while 
ensuring careful consideration of the existing 
character of a community 
 
Strong Urban Design policies ensure that new 
development will be of a high design quality, while 
ensuring careful consideration of the existing 
character of a community. Urban design promotes a 
context-sensitive approach that respects and 
celebrates Niagara’s diverse communities and unique 
geography. 
 

• Based upon the Regional oversight and 
approval proposed in this section, the 
Town has significant concern relative to 
the practicality, the Regions capacity to 
process such requests/ 
reviews/applications in a timely manner, 
and the implications on local concerns.  
• The Town of Fort Erie will have Town-
wide urban design guidelines in place, 
by the time the NOP is approved. Please 
consider provisions for existing Urban 
Design Guidelines, and how this will be 
dealt with. 
• Staff are requesting clarification with 
respect to the requirement that Urban 
Design Guidelines are necessary for all 
municipal public infrastructure projects – 
be it a street, park, structure or other 
facility type. The Town is not supportive 
of this level of oversight and regulation, 
especially with no knowledge of what the 
updated and expanded Urban Design 
Guidelines will include.   
• The Town is not supportive of 
preparing and submitting to the Region 
for approval, terms of reference for 
urban design guidelines and related 
studies, or of submitting for review and 
approval, urban design guidelines and 
studies, for every municipal project 
stated in Policy 6.2.3.2b. 
• In relation to Policy 6.2.5.2 b): Please 
clarify who the approval party is, as 
referenced in this section. 

SECTION 16: ARCHAEOLOGY 
Appendix 16.1: Executive 
Overview - Archaeology 

This section identifies the need for an Archaeological 
Management Plan (AMP) that will be prepared for the 

• The Town has an Archaeological 
Master Plan that was prepared by ASI in 
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Region.  An AMP helps municipal planners screen 
planning applications for archaeological potential 
using a predictive modelling-based map which shows 
areas of archaeological potential.  
 
The Region has retained Archaeological Services Inc. 
(“ASI”), to develop the first Region-wide AMP for 
Niagara.  
 
In addition to the AMP as a planning tool, the AMP will 
include policy directions for inclusion in the Official 
Plan. 

2003. Polices from this plan were 
incorporated into the Town’s Official Plan 
and include Schedules D – Cultural 
Heritage Archaeological Zone of 
Potential and D1 – Cultural Heritage 
Archaeological Zone of Sensitivity.  
• These areas identify when the Town 
can request appropriate Archaeological 
studies when managing development 
applications and Staff will ensure that the 
mapping and policies brought forward by 
the Region will complement, support and 
enhance the existing Town policies. 
• The Town will be undertaking an 
Archaeological Master Plan for the 
Southend area in late 2021.  

SECTION 17: DEFINITIONS 
Appendix 17 Glossary of Terms Appendix 17 is simply a glossary of terms or an 

alphabetical list of terms identified throughout the NOP 
with explanations.  

N/A 

SECTION 18: SETTLEMENT AREA BOUNDARY REVIEW (SABR) 
Appendix 18.1: Executive 
Overview - Settlement Area 
Boundary Review 
 
Appendix 18.2: Criteria: MCR 
Urban Settlement Area 
Boundary Expansion 
Assessment Criteria 
 
Appendix 18.3: Criteria: Hamlet 
Boundary Review Process 
 
Appendix 18.4: Criteria: 
Boundary Technical Mapping 
Updates 

This section identifies criteria for urban boundary 
expansions with criteria for expansions in the urban 
area, in rural settlement areas and as part of a 
technical mapping update.  
 
The Region has exclusive jurisdiction to make 
decisions over settlement area boundaries and is 
currently considering all requests received from 
private owners and local Council endorsed 
preferences. 
 
The criteria included is draft. The Region will receive 
feedback for consideration. No boundary 
recommendations are made at this time. 
 
 
 

• The Town, through the approved Urban 
Area Boundary Expansion Study, has 
forwarded candidate sites to the Region.  
These sites will be assessed based on 
the SABR criteria. 
• The Town has the ability to legislatively 
advance 40 ha expansions outside of the 
MCR process.  Addendum 2 of the 
Urban Area Boundary Expansion Study, 
identified sites and priorities for these 
expansions, should candidate sites not 
be considered by the Region.  
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Additional Policy Sections to Be Included in the Next Draft ROP 
NOTE: These sections have not been included in this draft of the NOP and will be included in the next draft NOP.   
ROP Chapter 1: Introduction -
Making our Mark 

1.1 Niagara Context 
1.2 Niagara’s Strategy for the Future 
1.3 How to use the Niagara Official Plan 

• Staff will review and provide comments 
when these sections are made available.  

ROP Chapter 3: Sustainable 
Region 

3.3 Source Water Protection 
3.4 Stewardship 
3.6 Niagara Escarpment Plan 
3.7 Excess Soils 
 

• Council has expressed its desire to 
protect the south Niagara aquifer which 
is shown as either a Highly Vulnerable 
Aquifer and/or a Significant Groundwater 
Recharge Area by the Region of 
Niagara, through the recommendations 
of PDS-23-2021, approved by Council 
on March 22, 2021.  
• The Town should continue to require 
site alteration permits to regulate the 
removal of topsoil, the placing or 
dumping of fill and the alteration of the 
grade of land in all areas of the 
municipality.   
• Through the Building Code, the Town 
working with the Region, should continue 
to ensure that building permits are 
issued for all on-site sewage or septic 
systems under Part 8 of the code. 
• Staff will review and provide comments 
when these sections are made available.  

ROP Chapter 4: Competitive 
Region 

4.4 Economic Prosperity 
 

• Staff will review and provide comments 
when this section is made available.  

ROP Chapter 5: Connected 
Region 

5.3 Public Spaces, Recreation, Parks, Trails, and 
Open Space 
 

• The Town seeks the opportunity to 
comment on this section in a fulsome 
and timely manner, as this will be a new 
role for the Region and have a significant 
impact on municipality budgeting, 
planning and processes.  
• Fundamentally, the Town believes this 
authority and responsibility should 
remain at a Municipal level, due to the 
local knowledge of and connection to the 
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community stakeholders as well as 
cultural and natural heritage. 

ROP Chapter 6: Vibrant Region 6.4 Cultural Heritage 
 

• Staff will review and provide comments 
when this section is made available and 
circulate to the Town’s Municipal 
Heritage Standing Committee for review 
and input.  

ROP Chapter 7: Implementation 7.1 Plan Interpretation 
7.2 Region and Local Roles 
7.3 Performance Indicators and Monitoring 
7.4 Phasing 
7.5 Health Impact Assessment 
7.6 Asset Management Plan 
7.7 Complete Applications 
7.8 Review / Updates / Amendments to OP 
7.9 Consultation and engagement 

• Staff will review and provide comments 
when these sections are made available.  

Chapter 8: Site Specific Policies 8.1 Site Specific Policies 
 

• Staff will review and provide comments 
when this section is made available if 
applicable.  

 

APPENDIX "1" TO ADMINISTRATIVE REPORT PDS-54-2021 DATED JULY 12, 2021


	PDS-54-2020 New Draft Region of Niagara Official Plan FINAL
	Planning and Development Services

	Appendix 1 - PDS-54-2021 Comment Chart2



