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Executive Summary

Need for a New Official Plan

The City of Port Colborne (the City) is preparing a new Official Plan. This document will be the
City’s primary guide for managing growth and infrastructure, land use change, development
and environmental protection over the next 30 years. The City’s new Official Plan will establish
a long term vision for the City up to the 2056 planning horizon. The City’s current Official Plan,
last consolidated in 2017, was approved by the Ontario Municipal Board in 2013 and planned
growth up to 2031.

In the years since the Plan’s approval, the planning landscape in Ontario has seen a dramatic
shift in policy focus at the provincial level; the Province has introduced a series of major
legislative changes intended to build homes faster, protect employment lands, and streamline
development approvals. Of major significance for the City’s Official Plan is the removal of
planning powers at the Region of Niagara - a change intended to reduce redundancy and
accelerate the planning approvals process. The Province’s focus on housing development is
further expanded upon in the new Provincial Planning Statement (PPS) which came into force
and effect in 2024.

Locally, the City is experiencing a period of important economic transformation. The City’s
population has grown by approximately 10% since 2016, and housing approvals have steadily
been increasing over the last decade. The City has also attracted several new large industrial
developments. Combined with the City’s attractive lakefront setting and other quality of life
factors, the City is well positioned for future development. The City’s new Official Plan will be
an important tool to support growth, by guiding the provision of sufficient housing,
infrastructure, and community services.

Purpose of the Policy Directions Background
Report

This Report presents the analysis of various policy themes, identifies gaps between the City's
current Official Plan and the new provincial legislation and policy, and also identifies relevant
Regional Official Plan considerations. This report concludes with a series of policy directions to
guide the drafting of the new Official Plan. The following section summarizes the policy
directions that will inform the new Official Plan.



Summary of Recommended Policy Directions

Policy Context

e The City’s current Official Plan (2013) is outdated (planning to 2031) and does not reflect
any of recent changes to the Planning Act, PPS (2024) and Region of Niagara Official Plan
(NOP) (2022);

e The Planning Act has been significantly changed by multiple new bills focused on
building more homes and streamlining development approvals processes;

e The City of Port Colborne, not the Region of Niagara, is now the primary approval
authority for Official Plan amendments and development applications (the Ministry of
Municipal Affairs is the approval authority for the City’s new Official Plan);

e A new PPS (2024) is in effect, and the new Official Plan must be consistent with its policy
directions;

e The NOP (2022) provides the relevant policies to be considered in the City’s new Official
Plan, however, the NOP does not conform to the PPS (2024) and so a degree of
judgement is required when considering which aspects of the NOP can be rolled into the
new Official Plan; and

e The preparation of the City’s new Official Plan will be guided by the need to conform
with a number of provincial and relevant regional policies, the City’s Official Plan will
also provide an opportunity to chart a new long term path for sustainable growth that
takes into account the City’s unique local values, geographic strengths as well as social,
environmental and economic development objectives.

Growth Forecast

e The new Official Plan should include updated 2056 forecasts. The City’s new Official
Plan should be based on a 2056 population of 29,130 people, 10,200 jobs and 12,735
housing units.

e Establish a growth planning monitoring framework:

o Adaptive planning and monitoring. Implement a formal "Policy Monitoring"
program to conduct administrative reviews of growth-related definitions (e.g.,
"Employment Areas") within one year of the finalization of the Projection
Methodology Guidelines (PMG).

o Ground-related housing demand. Prioritize a suitable land supply that reflects a
return to historic market norms for ground-related housing demand within
urban settlement areas.



o Strategic growth potential. Include language that acknowledges the potential
for growth beyond baseline projections to account for major economic catalysts
like the Asahi Kasei lithium-ion battery separator plant, to ensure that long-term
infrastructure and investment strategies remain robust.

o Infrastructure-first phasing. Strictly align development timing with the City’s
water, wastewater, and transportation capacity to prevent "under-piping".

Forecast mix of housing. The planned mix of housing (single- and semi-detached
dwellings, rowhouses and apartments) will be a central issue in the Official Plan review.
The City must have regard to the PPS (2024) that is focussed on planning for the full
range and mix of housing options by type. The balance of policy in the PPS (2024) and
Proposed PMG has shifted away from a restrictive approach to growth management
towards facilitating a suitable if not ample land supply to accommodate housing
demand. That said, it is worth repeating that the PMG is not yet final, and it is uncertain
what, if any changes will be made to the mandated methods.

Demand for ground-related housing. While debateable, changes in the pattern of new
home occupancy by structure type have arisen mostly from the nearly continuous
increase (until recently) in the cost of ground-related housing over the past decade,
especially during the COVID pandemic. This dynamic has been the main factor driving
accelerated population and housing growth at the edge of the metropolitan area
including the Region of Niagara and City of Port Colborne. Going forward, it is expected
that the profile of market demand to return to historic norms of occupancy by unit type,
meaning a return of strong demand for ground-related housing within urban settlement
areas. However, like the forecast mix of housing, the urban/rural split of growth is a
matter of policy to be addressed in the next steps of the Official Plan review.

Planning for intensification. The treatment of residential intensification in the Proposed
PMG is a key question for the Official Plan review which, like the forecasts, influences
land needs and is yet to be finalized. The Proposed PMG maintains some elements of
the prior Growth Plan (2020) policy construct, most importantly that intensification
units be subtracted from the total forecast housing units when assessing residential land
need. Otherwise, the recommended approach is more flexible. No minimum is
mandated, rather the Proposed PMG indicates that planning targets be set to reflect
municipal objectives, local conditions, and “various forms of intensification” including
supply potential, infrastructure availability, market demand and availability and
suitability of sites in terms of environmental constraints. The planning challenge, as
always, will be to maximize the tolerance of the market to policy intervention without
jeopardizing the growth forecasts and Provincial (and Federal) goals to increase housing
supply, which are clear.



Compatibility for infill development. As part of planning for intensification, the new
Official Plan should introduce policies/criteria to guide the review infill development
with respect to location/surrounding land use, density, scale, etc.

Planning for Employment Areas. The PPS (2024) directs municipalities to assess and
update their Employment Areas to ensure the “designation is appropriate” to their
planned function. Implementing this direction is a significant change best undertaken on
a comprehensive City-wide basis to implement the new definition of Employment Areas
in the PPS and Planning Act. Chapter 4 further explores the supply of designated
Employment Area supply to confirm its planned function in the new Official Plan,
including the notion of “clusters” also introduced in the PPS (2024).

The Official Plan vision, objectives and policies should capture the positive longer term
growth outlook for the City. Notwithstanding some uncertainty around the
implementation of current Provincial policy directions, the growth outlook is positive for
the City of Port Colborne. Population, housing and employment is forecast to grow
steadily, along with demand for residential and non-residential building space.
Accordingly, the next section of this report turns to a discussion of broader growth
management issues for the Official Plan review, including the currently planned urban
structure, residential and employment land supply, servicing and transportation
infrastructure and related policy directions.

Growth Management

Strategic urban boundary extension for employment uses. Consider extending the
urban boundary to the north along the Welland Canal to connect the Asahi Kasei plant
to the East Side Employment Lands, creating a contiguous industrial corridor.

Strategic Growth Areas. Refine the "Intensification Area" terminology to align with the
PPS term "Strategic Growth Areas," as well as connect and properly delineate the two
existing nodes through a potential redevelopment/intensification corridor along King
Street.

Natural Heritage

Align protection requirements with provincial and regional policies. Incorporate new
policies that are consistent with and comply with regional and provincial policies related
to the promotion of connectivity, protection of coastal wetlands and the requirement
for minimum and mandatory buffers between natural heritage features and adjacent
development and site alteration. Mandatory buffers would be determined through an
Environmental Impact Study (EIS) that demonstrates that there will be no negative
impacts to the ecological and hydrological functions of the feature or area.



Adopt key regional climate change policies. Carry forward the NOP policies that are
denoted as “key climate change policies” into Section 3.1 into the new Official Plan.
Update the natural heritage system to align with the NOP. Rather than distinguishing
between environmental protection and environmental conservation areas, the new
Official Plan should adopt an integrated natural environment system approach that
better aligns with provincial and regional policies and links natural heritage features and
areas into a larger system. The natural heritage system should also recognize the
location and mapping of linkages based on the NOP Schedule C2.

Enhance an expanded range natural heritage features. Include new policies that are
focused on protecting, maintaining and enhancing an expanded scope of natural
heritage features and areas from development. These would include non-provincially
significant features like wetland cover, woodland cover and riparian vegetation cover,
which will contribute to building overall system resilience.

Water Resources

Adopt Regional source water protection policies. Replace the current Official Plan
Section 8.3 and Schedule H entirely with the NOP’s policies and mapping of Section 3.3
and Schedule E, respectively. This will help to ensure the new Official Plan is compliant
with the Clean Water Act and legally implements the binding policies of the Source
Protection Plan.

Integrate the NOP watershed planning framework. Introduce new policies that
formally adopt the watershed planning hierarchy from the NOP (Section 3.2). The new
Official Plan shall require the completion of a subwatershed study, to the satisfaction of
the City, Region, and the Niagara Peninsula Conservation Authority (NPCA), as a
prerequisite for any new secondary plan or large-scale development proposal in a
designated greenfield area (3.2.3.1).

Introduce a climate change adaptation lens. Draft a new overarching policy framework
that explicitly links the management of water resources, natural hazards, and
stormwater systems to climate change adaptation. This framework must align with the
new directive in the PPS (5.2.4) to ensure the City prepares for and mitigates future risks
from extreme weather, flooding, and erosion.

Mandate modern stormwater management. Update stormwater policies (from Section
8.2) to require integrated Stormwater Management Master Plans for new development
areas, consistent with NOP (5.2.1.19). These policies shall mandate the use of Low
Impact Development (LID) and green infrastructure as the primary approach for
managing runoff, protecting water quality, and addressing cumulative impacts,
consistent with the PPS (3.6.8).



Maintain general water protection policies. Carry forward the intent of the current
Official Plan’s general water protection policies (e.g., Section 4.1.3) that restrict
development from negatively impacting water quality and quantity, ensuring they are
consistent with the language and intent of the PPS (4.2.1).

Identify and Map the Water Resource System. Update the City's mapping schedules to
identify the Water Resource System, including Significant Groundwater Recharge Areas
and Highly Vulnerable Aquifers, consistent with NOP Schedule C3. This will satisfy the
PPS (2024) requirement to identify these systems.

Agriculture

Ensure consistency with PPS (2024) policies and direction. The agricultural policies Port
Colborne Official Plan must be consistent with the PPS (2024) as it relates to taking an
agricultural systems approach, lot creation for the purpose of infrastructure and
permitting two additional dwelling units on agricultural policies. The new Official Plan
should also include policies and definitions that acknowledge the differences between
agricultural, agriculture-related and on-farm diversified uses. Agri-tourism and urban
and near-urban agricultural activities should also be included and promoted in the
policies of the new Official Plan. The NOP and the Ministry of Agriculture’s Guidelines on
Permitted Uses in Ontario’s Prime Agricultural Areas provide sufficient direction for
updating the City’s range of permitted uses and policies and should be used as a guide
for the new Official Plan.

Further protect prime agricultural areas. Both the PPS (2024) and the NOP prohibit the
removal of prime agricultural lands by planning authorities unless it is for the purpose of
expanding or identifying settlement areas. The new Official Plan should carry forward
these policies and prohibit the removal of agricultural lands with very limited prescribed
exceptions.

Require agricultural impact assessments (AlAs). New policies that require AlAs for non-
agricultural development proposed or adjacent to agricultural areas should be included
within the new Official Plan. These policies, which would align the new Official Plan with
the PPS (2024) and the NOP and would require an applicant to demonstrate how
development avoids, minimizes and mitigates any adverse impacts on the agricultural
system.

Study compatibility. Updated policies that aim to minimize land use conflicts between
agricultural and non-agricultural uses by using buffers and separation distances must be
included in the new Official Plan.

Additional Dwelling Units. The new Official Plan should include permissions for
additional dwelling units on agricultural properties.



Mineral Aggregates and Petroleum Resources

A new set of policies is needed to facilitate the protection of aggregate resources for
long term extraction. The Region of Niagara’s policies under the NOP’s section 4.3
provide a reasonable starting point for drafting new policies as they generally conform
to the intents of the PPS (2024) around matters related to protection of operations,
conservation, extraction in prime agricultural lands, temporary wayside pits and
guarries and rehabilitation.

Policies to address abandoned petroleum wells: The NOP and the City’s current plan do
not provide policy guidance related to the proper plugging or capping of abandoned
petroleum wells. Direction should be provided on the process for making these wells
safe, in the event of their discovery during proposed development.

New policies are needed for the protection of petroleum resources. The current plan is
largely silent on the policy implications of the City’s vast area of petroleum resources —
section 4.4 of the NOP provides a good foundation for updating the City’s Official Plan
policies and should be used as a template for the new Official Plan.

Cultural Heritage and Archaeology

Welland Canal National Heritage Corridor: Establish a local policy framework to
celebrate the canal’s national significance, including:

o Identifying lands within a specific buffer of the canal as high-potential areas
requiring at least a Stage 1 Archaeological Assessment;

o Implementing architectural guidelines for the Downtown and Waterfront that
reflect marine heritage; and

o lIdentifying and protecting key viewpoints from the Downtown and Waterfront to
the canal.

Carry forward regional archaeological potential policies and update municipal
mapping: The City’s new Official Plan should carry forward the NOP’s policies and
conduct an update to mapping regarding archaeological resources as part of the
determination of appropriate studies required with a development application.

Consider cultural heritage impact assessments: The City should explore the inclusion of
policies that would require a Cultural Heritage Impact Assessment (CHIA) for
development or site alteration proposed on, or adjacent to identified cultural heritage



resources to determine impacts and outline mitigation measures, ensuring the scale,
design and land use of new development or site alteration is compatible with the

heritage context.

e Build relationships with First Nations and Indigenous communities: The new Official
Plan has the opportunity to include explicit and robust policies regarding early and
meaningful consultation with First Nations and Indigenous communities on
archaeological potential and findings, similar to the policies in the NOP, which would
ensure that conservation efforts reflect Indigenous interests, rights and protocols.

e Update the approach to heritage conservation: The City’s new Official Plan should take
a proactive approach to conservation, by developing and implementing proactive
strategies for conserving built-heritage resources and cultural heritages landscapes,
aligning with the PPS’s (2024) encouragement for municipalities to go beyond the
minimum.

Next Steps

The next step in the process is to prepare a full draft of the new Official Plan based on the
policy directions in this Report and taking into account feedback received from stakeholders,
the public, staff/Council in Phase 2. The first draft of the new Official Plan will be prepared in
the Spring of 2026, with the goal of having a version available for public review by late Spring /
early Summer, 2026.



1.0 INTRODUCTION

1.1 New Official Plan

The City of Port Colborne (the City) is preparing a new Official Plan. This document will be the
City’s primary guide for managing growth and infrastructure, land use change, development
and environmental protection over the next 30 years. The City’s new Official Plan will establish
a long term vision for the City up to the 2056 planning horizon. The City’s current Official Plan,
last consolidated in 2017, was approved by the Ontario Municipal Board in 2013 and planned
growth up to 2031.

In the years since the Plan’s approval, the planning landscape in Ontario has seen a dramatic
shift in policy focus at the provincial level; the Province has introduced a series of major
legislative changes, including Bill 23 (More Homes Built Faster Act, 2022), Bill 185 (Cutting Red
Tape to Build More Homes Act, 2024), and Bill 17 (Protect Ontario by Building Faster and
Smarter Act, 2025) to name just a few. These changes are intended to build homes faster,
protect employment lands, and streamline development approvals. Of major significance for
the City’s Official Plan is the removal of planning powers at the Region of Niagara as a result of
Bill 23 — a change intended to reduce redundancy and accelerate the planning approvals



process. The Province’s focus on housing development is further expanded upon in the new
Provincial Planning Statement (PPS) which came into force and effect in 2024.

Locally, the City is experiencing a period of important economic transformation. The City’s
population has grown by approximately 10% since 2016, and housing approvals have steadily
been increasing over the last decade. One of the major drivers of growth is tied to several
major economic development successes, including a $200 million expansion of the
Jungbunzlauer plant, a global leader in bio-based ingredients® (City of Port Colborne, 2024) and
more recently the $1.6-billion investment by Asahi Kasei to build an electric vehicle (EV) battery
separator plant, announced in October 20242, These investments, combined with the City’s
attractive lakefront setting and other quality of life factors are positioning the City as an
attractive place for investment and living. The City’s new Official Plan will be an important tool
to support growth, by guiding the provision of sufficient housing, infrastructure, and
community services.

The new Official Plan is an opportunity to:

e Draft policies that conform to new legislation, are consistent with the PPS (2024) and
the Planning Act and integrates the relevant policies from the NOP;

e Establish a modern, local policy framework to guide and manage future growth that
promotes orderly, sustainable, and efficient use of land and infrastructure;

e Implement the City’s vision and goals outlined in its 2023 to 2026 Strategic Plan, as well
as respond to key local priorities like housing diversity, economic prosperity, and climate
change adaptation; and

e Address the specific challenges and opportunities within Port Colborne, from revitalizing
the waterfront and downtown to protecting valuable agricultural lands and natural
heritage.

! Jungbunzlauer Suisse AG. “Major investment strengthens company’s North American
operations, fosters job creation, and advances sustainability goals”. Retrieved from:
https://www.jungbunzlauer.com/es/about/news/investment-in-canada/

2 Hristova, Bobby (2024). " A 1st in Canada, $1.6B EV battery separator plant to open in Port
Colborne, Ont., in 2027." [Press Release/News Article]. Retrieved from:
https://www.cbc.ca/news/canada/hamilton/port-colborne-electric-vehicle-battery-plant-
1.7204175



1.2 New Official Plan Process

1.21 Official Plan Process

The new Official Plan is a comprehensive and multi-phased exercise organized into five distinct
phases:

2025 |
Aug - Oct Oct - Feb Feb - Apr Apr - Jul Jul - Aug

Project Poli Draft Final
olic Approval
nitiation & Discbis Official Official ot
Visioning l Plan L Plan
+ Final Work Plan * Background & + Draft 1 Official + Draft 2 Official + Final Official
« Engagement & Policy Plan Plan Plan
Consultation Directions « Draft 3 Official
Plan Discussion Plan
Paper

@ Council Meeting

£ Public Information Centre

@ Council Meeting & Statutory Public Meeting
@ Stakeholder Engagement

Figure 1-1: Process diagram for the New Official Plan

1. Project Initiation and Visioning (Phase 1): This first phase includes a review of relevant

background documents, a policy audit to identify gaps in the current Official Plan, and
the launch of the project.

2. Policy Directions (Phase 2): This phase involves analyzing key planning topics and
developing high-level policy directions for the new Official Plan’s framework. This Policy

Directions Background Report is the primary deliverable of Phase 2 and provides the
policy foundation for drafting the new plan.

3. Draft Official Plan (Phase 3): Based on public engagement and Council directions on the

recommendations in Phase 2, a complete "first draft" of the new Official Plan will be
prepared.



4. Final Official Plan (Phase 4): This phase involves the preparation and release of the
public facing version of the new Official Plan. This draft will be presented to the public
and Council at a statutory public meeting, as required by the Planning Act.

5. Approval Process (Phase 5): After Council adopts the new Official Plan, it is submitted to
the Ministry of Municipal Affairs and Housing for final approval.

1.2.2 Pre-Official Plan Engagement Program

1.2.21 Engagement Summary

As required by Section 26 of the Planning Act, the City, supported by Dillon Consulting, has
already completed a "pre-Official Plan" engagement program to gather initial ideas for its policy
framework and establish a community vision. The project was formally initiated through a

Special Meeting of Council, held on August 8, 2024, in accordance with Sections 17 and 26 of
the Planning Act.

This preliminary phase of consultation was detailed in the Preliminary Engagement and Work
Planning for the New Official Plan Summary Report to Council (August 2024) and included:

e A Technical Advisory Team (TAT) meeting with staff from the representatives from City
Council, City Staff, Niagara Region, and the NPCA to identify key technical issues and
policy gaps;

e A public online survey and interactive map on the "Let's Connect Port Colborne"
platform, which gathered feedback on priorities, housing, and a vision for 2051; and

e A community Open House to introduce the project, answer questions, and gather input
on priorities and a future vision.

This first round of consultation confirmed that residents and stakeholders are looking for a plan
that balances the City's rich heritage with a desire for a vibrant, sustainable, and prosperous
future. Key priorities identified by the community included enhancing green spaces, protecting
source water, managing growth, promoting economic development, and preserving community
design. This Policy Directions Background Report builds directly on that feedback. Engagement
will continue throughout every phase of the project, and this report will be a key item for public
discussion; it is intended to provide the community with the opportunity to review and
comment on the proposed policy directions before the new Official Plan is drafted.



1.2.2.2 Official Plan Vision

The pre-engagement program delivered a new long term vision for the City. The following
vision statement summarizes the vision statement to be included in the new Official Plan:

Port Colborne is a thriving, vibrant, and diverse rural and urban lakefront community that is
rooted in our cultural heritage and the natural landscapes of Lake Erie. Our community is
welcoming, inclusive, and accessible to all ages and abilities. We work together to build a
community that is walkable with a thriving downtown, complete streets, and varied and
affordable housing options, while protecting our farmland and natural heritage features.
Inspired by our commitment to maintain proper infrastructure, we also plan for expansive
parks, green spaces, and community gathering spaces ensuring a healthy community for
current and future generations. We have places to work and promote economic
development, tourism, and arts and culture that support our community. Port Colborne is a
growing community, and our Official Plan creates a strong foundation to support future
growth.



1.3 Purpose and Organization

1.3.1 Report Purpose

The purpose of this Policy Directions Background Report (report) is to provide a comprehensive
summary of the findings from Phases 1 and 2. It serves as the primary technical document and
key checkpoint for Council, City staff, public, agencies, and other stakeholders before the new
Official Plan is written. This report presents the analysis of various policy themes, identifies gaps
between the City's current Official Plan and the new provincial legislation and policy, and also
identifies relevant Regional Official Plan considerations. This report concludes with a series of
policy directions to guide the drafting of the new Official Plan.

1.3.2 Report Organization

This report is organized thematically, covering the major policy aspects of land use planning to
be addressed in the new Official Plan. The second section provides a high-level overview of the
policy context in which the new Official Plan is being undertaken. The following eight sections
cover the 2025 to 2056 growth forecast, growth management, natural heritage, water
resources, agriculture, mineral and petroleum resources, cultural heritage and archaeology.

Generally, each of the above-noted sections follows a similar organizational structure and
includes:

e Areview of provincial and regional policies, along with commentary on the current
Official Plan;

e Identification and analysis of policy gaps, emerging issues, and opportunities; and

e A concise set of recommended policy directions to be addressed in new Official Plan.



2.0 POLICY CONTEXT

An Official Plan is the City’s primary tool for implementing provincial land use policies at the
local level. The Planning Act requires the City’s Official Plan to be consistent with the PPS and
conform with any applicable provincial plans.

The new Port Colborne Official Plan is being prepared within a policy framework that has
undergone a complete transformation since the City's current plan was adopted. Major new
legislation from the Province and a new NOP (which the City’s Official Plan must now
incorporate) have impacted the rules and expectations for managing growth in Ontario. This
section outlines the key policy documents and legislative changes that define the new context
for Port Colborne's Official Plan.



2.1 Provincial Policy Context

211 Planning Act and Recent Legislative Changes

21141 The Planning Act

The Planning Act is the governing legislation for land use planning in Ontario. It sets the rules
for how municipalities, including Port Colborne, create and update their Official Plans and
Zoning By-laws. It grants the City the authority to plan its community and outlines "matters of
provincial interest"—such as the provision of housing, the protection of agricultural lands, and
the conservation of the natural environment—that all planning decisions must consider.

Section 24 of the Planning Act states that all municipal by-laws and public works (like new roads
or sewers) must conform to the Official Plan. This makes the Official Plan the most important
document for guiding the City's future.

211.2 Recent Changes to the Planning Act

Over the past several years, the Province has introduced a series of major legislative bills aimed
at accelerating the construction of new homes and streamlining development approvals across
the Province. These legislative changes have significantly altered the planning landscape.
Relevant changes to the Planning Act include:

o Bill 108, the More Homes, More Choice Act, 2019: This legislation replaced various
municipal funding tools with a single Community Benefits Charge (CBC) and alters how
development charges are collected. The act shortened municipal decision-making
timelines for planning applications and restored greater final authority to the Local
Planning Appeal Tribunal (LPAT) on appeals/decision making. The act also limited the
circumstances in which inclusionary zoning can be applied.

o Bill 109, the More Homes for Everyone Act, 2022: Designed to further accelerate
development approvals and enhance consumer protection for new homebuyers, the
changes to the Planning Act required municipalities to issue partial refunds of
application fees if they fail to make timely decisions on zoning by-law or site plan
applications. These changes to Sections 34 and 41 were later repealed by Bill 185 the
Cutting Red Tape to Build More Homes Act, 2024. To help fast-track projects, the bill
created the Community Infrastructure and Housing Accelerator (CIHA) tool, allowing
municipalities to request ministerial zoning orders for certain housing and infrastructure
developments. On the consumer side, it significantly increased fines and strengthened
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the ability of the provincial regulator to address unethical or non-compliant actions by
home builders.

Bill 23, the More Homes Built Faster Act, 2022: This Bill introduced one of the most
significant changes for the City of Port Colborne. It removed the planning approval
authority from the Region of Niagara. As part of the transition clause, the City of Port
Colborne absorbed the NOP. The City of Port Colborne is also now the primary approval
authority for amendments to its Official Plan and for most development applications
(e.g., plans of subdivision). Bill 23 also mandated that municipal zoning by-laws permit
up to three residential units "as-of-right" on most urban residential properties.

Bill 185, the Cutting Red Tape to Build More Homes Act, 2024: This Bill continued the
Province’s focus on streamlining by making pre-application consultation voluntary for
applicants, further modifying appeal rights, and strengthening "use it or lose it"
provisions to prevent approved projects from sitting idle.

Bill 17, the Protect Ontario by Building Faster and Smarter Act, 2025: This Bill proposed
further changes to streamline approvals, including changes related to "as-of-right"
variances and new rules for the type of studies that may be required as part of complete
applications. The studies that may be permitted as a requirement of a complete
application are to be determined by a future regulation. Bill 17 also requires written
approval from the Minister of Municipal Affairs and Housing before adopting an
amendment to their Official Plan that affects the requirements for a complete
application. The Bill also prohibits municipalities from passing by-laws that regulate
building construction outside of the Ontario Building Code, effectively preventing
municipalities from developing local green building standards.

Repeal of the Growth Plan for the Greater Golden Horseshoe (2019)

In addition to the above, one of the most significant changes to Ontario’s planning system was
the repeal of the Growth Plan for the Greater Golden Horseshoe (2019). The Provincial Growth

Plan had been in place since 2006 and was designed to reduce urban sprawl across the Greater

Golden Horseshoe, promote transit-oriented development and coordinate infrastructure and

development across the region. The Growth Plan was officially repealed in October 2024 as part

of the Province’s attempt to streamline the planning process. The repeal of the Growth Plan
was accomplished with the introduction of the new PPS (2024) through Ontario Regulations
328/24 and 329/24.



2114 Changes to the Planning Act

Ontario’s planning landscape continues to evolve. At the time this report (November 2025) the
Province made further changes to the Planning Act through Bill 60, Fighting Delays Building
Faster Act (2025). Bill 60 includes changes to multiple provincial acts — including the Planning
Act. With respect to the Planning Act, Bill 60 aimed to centralize power with the provincial
government and accelerate development approvals. Notably, the Minister's decisions under the
Act would no longer need to be consistent with the PPS (2024), giving the Province greater
flexibility to bypass its own provincial policies. Bill 60 also intended to streamline the process
for issuing Minister's Zoning Orders (MZOs) by exempting them from certain regulatory
requirements and allowing municipalities to delegate the signing of MZO agreements to staff.
Furthermore, it expands the Minister's power to allow "as-of-right" deviations from zoning by-
law standards, making minor variances easier to obtain without a formal application. To reduce
cost disputes, municipalities would be required to create Local Services Policies clearly defining
services that must be paid for by developers through subdivision agreements. Finally, the bill
restores and expands the ability of upper-tier municipalities to use Community Improvement
Plans (CIPs) as a tool to incentivize specific types of redevelopment.

The Province is also requesting comments on a proposal to standardize the approach for official
plans (ERO Notice 025-1099) that could significantly impact the format and content of the new
Official Plan. The proposal aims to simplify, standardize, and streamline Official Plans across
Ontario. Key concepts under consideration include:

¢ Standardizing the structure and content by mandating a standard set of chapters and
schedules for all Official Plans;

¢ Limiting the inclusion of detailed development standards (e.g., building heights,
densities, setbacks) in Official Plans and moving these details exclusively to zoning by-
laws;

¢ Introducing a standard, more permissive set of land use designations to be used by all
municipalities;

e Setting a maximum page or word count or page limit; and

Potentially prohibiting the use of secondary or site-specific plans.

These changes are currently under consultation and not yet law. Given the potential impact
that the above-noted changes may have on the City’s new Official Plan, these proposals will be
closely monitored in the coming months ahead.



21.2 Provincial Planning Statement (2024)

The Provincial Planning Statement (PPS) is the primary policy document that sets the direction
for land use planning in Ontario. Under the Planning Act, all planning decisions made by the City
"shall be consistent with" the PPS, as stated in 3(5) of Part | of the Planning Act. In 2024, the
Province issued a new PPS, which replaces the previous 2020 version. This new PPS (2024)
“combines” the PPS with the Growth Plan (2019), although it’s important to note that only a
handful of Growth Plan (2019) policies were retained when the two document were combined.
The PPS (2024) places a strong, clear emphasis on:

e Requiring municipalities to plan for a sufficient supply and mix of housing and establish
affordable housing targets;

e Preserving designated employment areas for future job creation;
e Encouraging efficient and timely development approvals; and
e Protecting agricultural lands, natural heritage systems, and water resources.

A primary driver for the City of Port Colborne’s new Official Plan is to ensure that its policies are
fully consistent with the new direction set by the PPS (2024). A more detailed overview of
relevant PPS (2024) directions is covered in the following chapters.

2.2 Niagara Official Plan (2022)

The Region of Niagara adopted its new Official Plan in 2022, which establish a planning horizon
to 2051. While Bill 23 removed the Region's role as a planning approval authority, the 2022
NOP remains applicable through the City’s planning and development approvals process. The
Province expects the City to use the NOP to inform its local planning decisions. For City’s new
Official Plan, the 2022 NOP policies need to be reviewed and considered, as there may be
relevant policies to be carried forward — however it is important to note that the 2022 NOP is
not in conformity with the PPS (2024) and so a degree of judgment is required when
considering the NOP and how particular policies may be applied in the City’s context.

The NOP provides guidance for growth to 2051, identifies an intensification target of 30% for
Port Colborne and includes mapping for the Agricultural System, Natural Environment System,
and Core Employment Areas. The NOP also provides policy direction for water resources,
cultural heritage resources and a number of other policy themes that will need to be
considered in the City’s new Official Plan.



2.3 Port Colborne Official Plan (2013)

The City’s current Official Plan was prepared in 2013 and last consolidated in 2017. It is based
on a planning horizon to 2031 and was written to be consistent with the 2014 Provincial Policy
Statement and the Regional Official Plan that were in effect at that time. It was also prepared
under a two-tier planning system, where the Region of Niagara was the approval authority for
the City's plan.

Given the PPS (2024), the 2022 NOP, and the fundamental changes to the Planning Act, the
2013 Official Plan is outdated, and large portions of the Plan are obsolete. For example, the
policies and growth projections to 2031 are no longer adequate to plan for long term growth
and would not adequately address provincial requirements regarding housing supply. While the
2013 Official Plan also articulates local priorities, such as the importance of the Downtown as a
focus for revitalization and the role that the Welland Canal plays as a driver for the City’s
economic development, it no longer reflects the full range of local economic development
opportunities. The 2013 Official Plan’s local priorities should be reviewed and considered during
the development of the new Official Plan. The successive chapters that follow will briefly
address the current Plan’s directions on a topic-by-topic basis. This structured review ensures
that relevant local context is considered.

2.4 Summary of Policy Context

The new Port Colborne Official Plan is being prepared in response to a completely new planning
framework. The key takeaways are as follows:

e The City’s current Official Plan (2013, last consolidated in 2017) is outdated (planning to
2031) and does not reflect any of the recent changes to the Planning Act, PPS (2024)
and NOP (2022).

e The Planning Act has been significantly changed by multiple new bills focused on
building more homes and streamlining development approvals processes.

e The City of Port Colborne, not the Region of Niagara, is now the primary approval
authority for Official Plan amendments and development applications (the Ministry of
Municipal Affairs is the approval authority for the City’s new Official Plan).

e A new PPS (2024) is in effect, and the new Official Plan must be consistent with its policy
directions.

e The NOP (2022) provides the relevant policies to be considered in the City’s new Official
Plan, however the NOP does not conform to the PPS (2024). A degree of judgement is



required when considering which aspects of the NOP can be rolled into the new Official
Plan.

The preparation of the City’s new Official Plan will be guided by the need to conform
with a number of provincial and relevant regional policies.

The City’s Official Plan will provide an opportunity to chart a new long term path for
sustainable growth that takes into account the City’s unique local values, geographic
strengths as well as social, environmental and economic development objectives.



3.0 GROWTH FORECAST

This chapter sets out the growth forecasts for the City of Port Colborne, updated to align with
the current Ministry of Finance (MOF) projections to 2051. Forecasts to 2056 and 2061 are
provided for consideration in the Official Plan review, related to PPS (2024) direction on
planning for long-term employment and infrastructure beyond 2051 (2.1.3).

The growth forecast for Port Colborne has been addressed most recently in two reports: the
Growth Analysis Review, prepared by Dillon Consulting Limited in July 2023 (“Dillon”) and the
Development Charges Background Study, prepared in August 2024 by Watson & Associates
Economists Ltd. (“Watson”). The Dillon growth analysis assessed potential growth scenarios and
recommended policy directions over the period to 2051. The Watson Development Charges
(DC) Background Study forecast growth to 2036.



The purpose of the 2023 Growth Analysis Review was to address concerns that the Region of
Niagara had underestimated growth in its Municipal Comprehensive Review (MCR) and Land
Needs Assessment (LNA) for Port Colborne. Generally, the trend of the City outpacing Regional
growth expectations has continued since the analysis was completed. The 2024 Watson DC
study confirmed this to be the case over the period to 2036.

The purpose of this section is to set out the updated forecasts to the plan horizon in 2056,
including total population, housing units and employment by type: employment land, major
office, population-related employment and rural jobs. A range of factors are taken into account,
including regional macro-economic employment and demographic trends, local investment
attraction opportunities, along with key changes to the Provincial policy framework for
forecasting and LNA.

3.1 Policy Context

The PPS (2024) provides guidance to municipalities for planning for long term growth. The PPS
(2024) requires municipalities to base population and employment growth forecasts on the
Ontario Population Projections published by the Ministry of Finance (MOF) (2.1.1). The PPS
(2024) also requires municipalities to plan for between 20 (minimum) and up to 30 years of
growth based on Provincial guidance (2.1.3). Policy 2.1.3 also notes that municipalities may
extend this time horizon for the purposes of infrastructure, public service facilities, strategic
growth areas and employment areas.

With respect to forecasting long term growth, the PPS (2024) provides a degree of flexibility,
allowing municipalities to continue to forecast growth using population and employment
forecasts previously issued by the Province under the Growth Plan (2.1.2); in this case, that
would be the population and employment forecasts prepared by the Region of Niagara in the
NOP. But also, policy 2.1.3 notes that precise methods for forecasting growth should consider
provincial guidelines. To that end, the Province has prepared a draft Projection Methodology
Guideline (PMG) to help municipalities prepare growth forecasts and assess land needs
(additional commentary on land needs is covered in Chapter 4). Effectively, the Province
requires municipalities to either use the MOF projections, a previously approved forecast or (as
the draft Guidelines allow for) an alternative forecast based on local conditions.



3.2 Regional Macro-Economic Employment and
Demographic Trends

As noted, several demographic and economic trends underway when the 2023 Growth Analysis
Review was prepared, along with insights provided by City staff, indicated that the City was
likely to outpace Regional growth expectations. Reasons included:

e The upswing in population observed during the 2016 to 2021 Census period, which was
a shift away from the City’s long-standing role of stability and a gradually declining share
of the Regional population base.

e Accompanying evidence of accelerating developer interest in the form of increased
Official Plan Amendments, Zoning By-law Amendments, Site Plan Control, Draft Plan of
Subdivision, variances for increased height/ density, and requests for pre-consultation at
the time.

e Housing cost spillovers from the Greater Toronto and Hamilton Area (GTHA), other
Niagara municipalities and Hamilton that will continue to motivate buyers over the next
10 to 15 years to purchase more affordable homes in nearby urban areas in southwest
Niagara, including Port Colborne.

e At the time, the introduction of Bill 23, the More Homes Built Faster Act (2022) which
sought to increase the number of new homes built over the period to 2031, including
Niagara Region and local municipalities.

As noted earlier in Chapter 2, several provincial planning policy changes have occurred in recent
years. A number of these changes have occurred at the Provincial level since the 2023 Growth
Analysis Review was completed, including the PPS (2024) and Bill 60, the Fighting Delays,
Building Faster Act, 2025. The recent Federal Budget also sets new targets for immigration,
which are for moderated population growth at the national level.

3.3 Local Investment Attraction and Economic
Opportunities

The local context for growth in Port Colborne remains positive, though likely to occur at a
somewhat slower pace than forecast in the Watson work. Continued uncertainty in the current
economic context and lower national immigration in the short term are the main reasons for
this conclusion.



Several significant investment attraction and economic opportunities have been advanced since
2022, which will support increased job and economic growth. The most significant of all is the
$1.6 billion investment in the Asahi Kasei lithium-ion battery separator plant in the north of the
City, located on the southwest quadrant of Highways 140 and 58a. The location is illustrated
below from the MZO, which was approved in order to compress approval timelines for the
project (O. Reg. 337/24: Zoning Order).

Part of Lots 16-19; and Part of the Road Allowance Between

Lots 16 and 17, and Lots 18 and 19, Concession 5, Humberstone,
City of Port Colborne

Figure 3-1: Key Map for the Ministers Zoning Order for the Asahi Kasei plant

The development of this facility is expected to generate new economic activity and support
further industrial development on the area to the south. Significant investments are being
made in new infrastructure to support future development including: a $24.2 million
wastewater crossing of the Welland Canal, a $79.8 million watermain crossing and $32.4 million
in additional infrastructure investment to accelerate servicing and future job growth within the
East Side Employment Lands (East Side Lands or ESEL).3

3 Report 2025-185: Servicing the East Side Employment Lands (September 23, 2025)



It is generally recognized that this project is a catalytic, infrastructure-led investment attraction
effort that will fundamentally alter the City’s economic development and employment growth
trajectory. To minimize impacts on future borrowing capacity, the City is establishing two
Government Business Enterprises (GBEs) to own and operate the new water/wastewater
district and Niagara Region will assume ownership of all new pumping stations and force mains
in the area once they are operational.

On the residential side, Port Colborne continues to advance its housing strategy, securing $4.3
million in funding from the federal Housing Accelerator Fund (HAF). The City is also partnering
with Niagara Regional Housing (NRH) to develop a 50+ unit affordable housing project and has
secured additional funding to advance affordable housing goals, including $19 million from the
Canada Housing Investment Fund (CHIF) and $11.1 million from the Housing Enabling Water
Systems Fund (HEWSF).

In addition to these specific local initiatives, the City continues to focus on taking proactive
action to attract new investment on a community-wide basis, including implementation of the
2018 Economic Development Strategy and Action Plan and streamlining development
approvals. The City’s Community Improvement Plan (CIP) continues to be reviewed and
updated, including incentive programs to leverage private sector investment, alongside a
comprehensive and multi-phased real estate initiative to maximize the potential of City-owned
surplus lands as part of the housing strategy.

Taken as a whole, the evolving Regional dynamic combined with the above investment
attraction ‘success stories’ bodes very well for future growth. As with population, Port Colborne
is expected to outpace Regional expectations for economic development and overall job growth
to the plan horizon in 2051 and beyond.

3.4 Approach and Methodology

As noted, since 2022 the Province has made many changes to land use planning policy and
provided updated guidance on forecasting and land needs. The most significant changes related
to the Official Plan review are the release of the PPS (2024), guidance on forecasting and land
needs with the Proposed Updates to the Projection Methodology Guidelines* and updated
population projections from the MOF.

4 Proposed Updates to the Projection Methodology Guidelines, August 2025.



In the case of Niagara Region, the 2051 MOF projections are generally in line with the Region’s
growth management expectations: a total population of just over 689,000. This MOF projection
compares to the Region’s 2051 LNA forecast of 694,000 in 2051, so the two outlooks are
essentially the same.

While not yet finalized, the proposed PMG indicates Municipalities should use the most recent
MOF projections published and available at the time of their next official plan update, pursuant
to the provisions of the Planning Act. There is no requirement in either the PPS (2024) or
Proposed PMG to update municipal growth forecasts outside statutory requirement for plan
review. Because the City of Port Colborne is now undertaking its plan review, the approach
taken for this assignment is to use the most recent MOF forecasts and PMG method as the
basis for analysis.

The methodology for allocating the MOF population projections in the proposed PMG is to
develop a range based on two methods: one, a municipality’s share of the current Census
Division (CD) population and two, its share of population growth within the CD over the last five
years. The PMG encourages municipalities to use both methods to forecast growth and
compare results. For reasons set out in more detail below, the high end of the resulting range
of projections is considered appropriate for the purposes of growth management and long-
range planning in Port Colborne.

3.5 Population Forecast

Applying the proposed PMG approach to the City of Port Colborne results in a total 2051
population that ranges between 18,100 and 28,000, compared to the Region’s 2022 LNA 2051
forecast of 23,230 people. Details are shown in Table 3-1 and Table 3-2 on the following page,
recognizing that the proposed PMG is not yet finalized, and results could be differ depending on
the changes, if any, that are made to the current Proposed PMG method. Forecast results will
need to be revised should significant changes be made.



Table 3-1: 2051 Population Forecast for the City of Port Colborne — MOF Projections

Niagara Official Plan 2051 Land Needs Growth 2021 to 2051
Assessment

Port Colborne 20,742 23,230 2,488

Rest of Niagara 476,417 670,770 194,353
Niagara Region Total 497,159 694,000 196,841

Port Colborne Share of Region Total 4.2% 3.3% 1.3%

Growth Over the 5-year Period 2020 to 2024

Port Colborne 20,548 21,830 1,282
Rest of Niagara 469,895 517,350 47,455
Niagara Region Total 490,443 539,180 48,737
Port Colborne Share of Region Total 4.2% 4.0% 2.6%
Table 3-2: Distribution of Ministry of Finance Forecasts to Port Colborne

Total 2051 MOF Population Forecast for Niagara Region 689,016
Port Colborne 2051 Population Based on 2024 Share of Total 28,000
Port Colborne Population Based on 2020 to 2024 Growth 18,124
Port Colborne Niagara Region LNA 2051 Population Forecast 23,230
Total 2051 MOF Population Forecast for Niagara Region 689,016
Variance from Ministry of Finance 2024 Share of Total 20% (4,770)

Variance from Ministry of Finance 2020 to 2024 Growth

-22% (-5,106)

As noted, forecasts to 2056 and 2061 are also provided for consideration in the Official Plan

review and to take into consideration PPS (2024) direction on planning for long-term
employment and infrastructure beyond the traditional 30-year period (2.1.3). The MOF

projections are pro-rated beyond 2051, by period, according to the growth projected for the

2046 to 2051 period. The results are shown in Table 3-3 on the following page.



Table 3-3: 2056 and 2061 Population Forecast for the City of Port Colborne — MOF Projections

MOF Pro-Rated City of Port Colborne City Population
Year Projections Share Forecast

2051 689,016 4.0% 28,000
2056 719,454 4.0% 29,130
2061 749,892 4.0% 30,360

As demonstrated in both the 2023 Growth Analysis Review and 2024 DC Background work, Port
Colborne has been exceeding Regional growth expectations since 2016. For convenience, this
divergence is illustrated in the graphic below, prepared by Watson.> Of note, the most recent
Census actual total 2024 population figure of 21,830 (shown in Table 3-1 above) is higher than
the 2026 population forecast in the Watson DC study: suggesting that growth continues to
outpace the expectations of even recently updated forecasts.

Figure 3-2: Population Forecast, City of Port Colborne - 2021 to 2036
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Source: Historical derived from Statistics Canada Census, 2001 to 2021, Niagara Region O.P. Update from the Niagara Region 2022
Official Plan and supporting background technical work, and 2024 Forecast Update by Watson & Associates Economists Lid.

> Reproduced from City of Port Colborne Growth Forecast Update to 2036, Final Growth
Forecast presentation dated January 19, 2024



The MOF forecast of 28,000 people in 2051 does, however, signal a lower trajectory of growth
to 2051 compared to the 2036 Waston DC study. A moderated pace of growth to the plan
horizon is likely, given the current economic situation and 2026 to 2028 Immigration Levels Plan
in the Federal Budget.® For convenience, the forecast to 2051 has been added to the Watson
graphic previously shown.’

Figure 3-3: Population Forecast City of Port Colborne - 2021 to 2051
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Source: Historical derived from Statistics Canada Census, 2001 to 2021, Niagara Region O.P. Update from the Niagara Region 2022
Official Plan and supporting background technical work, and 2024 Forecast Update by Watson & Associates Economisis Lid.

6 The plan is to “return immigration to sustainable levels” by stabilizing new permanent
resident additions at less than one percent of total Canadian population beyond 2027 and
reducing the total number of temporary residents to less than 5 per cent of population by the
end of 2027, down from a peak of 7.6 per cent in 2024. The 2025 Ontario Economic Outlook and
Fiscal Review: A Plan to Protect Ontario also anticipates a reduced level of housing starts in the
short term between now and 2028.

7 It should also be noted that the current MOF projections are based on the Federal
immigration targets in place at the time those were prepared. Since the Federal Budget
envisions somewhat lower immigration under the new plan, the next release of the MOF
projections will likely be lower.



The underlying factors and drivers of accelerated growth in the City will remain in place to
2051. The community’s strategic location and pricing advantages are key. As a relatively
affordable alternative for employers and families struggling with the cost of living in more
established (and expensive) markets in the GTHA and within Niagara Region, market demand
will be strong.

Planned transportation infrastructure investments, particularly year-round daily GO Rail service
to Niagara, will further integrate the Region with the GTHA, improving accessibility and
commuter travel, and, in turn, raising the market appeal of all communities within Niagara
including the City of Port Colborne. This improved accessibility combined with recent and
ongoing investment attraction successes in Port Colborne will further support growth to the
plan horizon.

From a policy perspective, there is no question that the intent of recent Provincial policy and
legislative changes is to accelerate the supply of housing to address the affordability crisis. Both
the PPS (2024) and Proposed PMG also provide considerably more flexibility to local
municipalities in their planning to accommodate growth. Accordingly, for reasons related to
both regional and local economic opportunities and clear Provincial policy directions to increase
housing supply, the high end of the current MOF forecast range to 2051 is the appropriate basis
for the Official Plan review.

3.6 Housing Forecast

As noted, the level of new housing production in Port Colborne was comparatively limited until
around 2016, when the upswing began. This trend of accelerating growth is illustrated in Figure
3-4 (on the following page) from the 2036 Watson growth update. A notable shift towards
higher density forms such as rowhouses and apartment has also occurred.



Figure 3-4: Growth Trends and Drivers, Housing Permits 2008 to 2023 (Watson and
Associates)
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As shown in Figure 3-3 previously, the MOF forecast to 2051 is approximately 4,800 people
higher than in the NOP. The higher population growth will translate into additional housing
demand and, in turn, increase the amount of residential development anticipated in Region’s
LNA and current NOP.

In the most recent 2020 to 2023 period, the rate of housing unit production was 80 units per
year. A similar average five-year rate was calculated in the 2023 Growth Analysis Review (77
units per year) based on building permit activity up to 2021. The 2023 Growth Analysis Review
also estimated the remaining years of supply for three higher growth scenarios, including:

e A “High-Pace” scenario”, that was set to be reasonably above the peak single-year rate
of housing production in 2021 (133 units);

e A “work-back” 30-year scenario that is based on full development of the designated
residential land supply including all apartment potential; and

e An “Ultra-high” scenario that was aspirational in the context of the 30-year full land
supply potential scenario.

The results are shown in Table 3-4 on the following page for reference.




Table 3-4: Estimated Years of Supply Based on Build-out of Total Residential Capacity

Total Residential Capacity

Esti
Annual Growth (units) (Pipeline+ Vacant + Yea::lc:?astfd |
Intensification) PPl
Region of Niagara 77 units annually 6,448 84 years

Five-year Building
Permit Average
High Pace 150 units annually 6,448 43 years
30-year “work
back” Pace
Ultra-High 300 units annually 6,448 22 years

65 units annually 6,448 99 years

215 units annually 6,448 30 years

While the MOF projections provide a prudent, Provincially compliant anchor for the Official
Plan’s growth forecast, there is a distinct "High Growth" scenario that warrants recognition for
the purposes of long-term economic development and infrastructure planning. This aspirational
outlook envisions a trajectory of approximately 5,200 new units over the planning horizon to
2056, averaging 150 units per year—a rate consistent with the "High Pace" scenario identified
in the 2023 Growth Analysis. This scenario acknowledges that Port Colborne has consistently
outpaced regional growth forecasts since 2016 and accounts for catalytic investments that are
not fully captured in standard demographic extrapolations.

The primary driver for this potential upside is the structural economic shift triggered by the new
Asahi Kasei battery separator plant. Unlike "business as usual" growth, this major industrial
investment can act as a catalyst that is envisioned to create immediate housing demand from a
specialized workforce and unlocking the East Side Employment Lands through significant water
and wastewater infrastructure investments. Furthermore, the City’s active development
pipeline includes large-scale proposals, such as the Elite and Mapleview subdivisions, which
alone suggest a supply potential that could absorb the baseline forecast if market conditions
remain favourable over the forecast period.

Therefore, while the new Official Plan should adopt the MOF-aligned forecast of approximately
3,450 units to conform to Provincial policy, the City should also recognize the potential for this
"High Growth" scenario of 5,200 units. This higher figure serves as a strategic target for
economic development initiatives and investment attraction. It also enables the City to plan its
infrastructure and servicing capacity with sufficient flexibility to accommodate a surge in
growth, preventing the municipality from being "under-piped", should the local economy
outpace the current provincial outlook.



Achieving the “High Pace” of growth (150 units per year) represents an aspirational scenario
driven by significant economic catalysts, above and beyond the current MOF projections. Given
that Port Colborne continues to outpace growth expectations, an outlook of somewhere
between 80 and 150 units per year is considered to be a reasonable range of housing demand
expected to the plan horizon. Taking the mid-point of the range (115 units per year) results in a
growth of 3,450 units between 2021 and 2051. Adding this growth to the 2021 Census base of
8,710 units results in a 2051 total of 12,160 housing units. The results are shown in Table 3-5,
along with Person Per Unit (PPU) factors for 2021 and 2051.

Table 3-5: 2051 Housing Forecast for the City of Port Colborne

2021 Census Population (Excluding the Undercount) 20,033
2021 Persons Per Unit (PPU) 2.30

Average Annual Rate of New Unit Production 115

Housing Unit Growth 2021 to 2051 3,450
2021 Census Occupied Households 8,710
Total 2051 Forecast Total Housing Units 12,160
2051 Forecast Total Population 28,000
2051 Forecast Census Population (Excluding the Undercount) 26,818
Total 2051 Forecast Total Housing Units 12,160
2051 PPU 2.21

Maintaining an average production rate of 115 units per year beyond 2051 would translate into
a 2056 and 2061 forecast of 12,735 and 13,310 units, respectively. The results are shown below
in Table 3-6 on the following page.



Table 3-6: 2056 and 2061 Housing Forecast for the City of Port Colborne

2051 12,160
2056 12,735
2061 13,310

As shown in Table 3-5 (on the previous page) and Figure 3-5 (on the following page), the 2051
housing forecast translates into an overall PPU factor of 2.21, which is a decline from the 2021
PPU of 2.30 as shown in the 2024 DC work to 2036 as well as the Region of Niagara LNA over
the period to 2051.

Most urban communities in the GTHA and Niagara have, for many years, been experiencing a
decline in housing occupancy rates (i.e., PPUs). Several factors have been driving this trend,
principal amongst which is the aging of the population: generally, the older the population, the
higher the rate at which households are formed. Rising household formation results in a decline
in average occupancy rates per unit. Other factors that have contributed to this trend include
life cycle changes and lower fertility rates. For further context, the long-term trend of declining
PPUs in Port Colborne is illustrated in the graphic below prepared by Watson for the 2036
growth update.

Affordability has also had an effect over the last 20 years, as it forced a broad shift in the mix of
new housing units towards higher density forms like rowhouses and apartments. Related to the
guestion of the market, there is no question that housing in general has experienced an overall
shift to higher density forms. This trend is clear from the housing completions data and permit
activity shown previously in Figure 3-4. This shift to higher density housing forms is a
combination of policy and more broadly pricing.



Figure 3-5: Persons Per Unit Forecast City of Port Colborne to 2036 and 2051
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Source: Historical derived from Statistics Canada Census, 2001 to 2021, Niagara Region O.P. Update from the Niagara Region 2022
Official Plan and supporting background technical work, and 2024 Forecast Update by Watson & Associates Economists Ltd.

More recently, there is some evidence that PPUs may be stabilizing, primarily due to delays in
adult children leaving home. Another factor stabilizing PPUs is an increase in multi-family
dwellings, especially in the older ‘905’ areas of the GTHA such as southern Peel region, and the
shift towards higher density housing forms in general that tend to have lower rates of
occupancy compared to detached family-oriented homes.

Affordability challenges have also affected the overall rate of household formation, as discussed
previously. This particular issue is addressed in the Proposed PMG in terms of “suppressed
household formation”.2 Given the Provincial focus on increasing housing supply, and like-
minded initiatives in the Federal Budget including significant investments to facilitate growth in
the ‘modular’ housing sector, it is expected that there will be some policy success in
moderating high housing prices rather than the alternative, which is for the current housing

8 A related factor to be considered is the notion of “Suppressed Household Formation”, which is
described in the proposed PMG as new households that would have been formed but are not
due to a lack of attainable options. The persons who would have formed these households
include, but are not limited to, many adults living with family members or roommates and
individuals wishing to leave unsafe or unstable environments but cannot due to a lack of places
to go.



situation to worsen indefinitely. In other words, it is expected that conditions will improve not
worsen over time in terms of affordability.

In this case, the rate of household formation would increase leading to declines in the rate of
new unit occupancy and more units required. However, the extent to which Provincial and
Federal initiatives will succeed, and when, remains unclear. As such, the housing forecast for
the Official Plan review is anchored to current patterns of PPU decline to the planning horizon
in 2051. Though likely to occur at a somewhat lower trajectory than envisioned in the Watson
DC work to 2036, the forecast still represents considerable growth in new units compared to
longer-term historic patterns.

3.7 Employment Forecast

The employment forecast is based on the “activity rate” approach, consistent with the 2036
Watson DC work. Discussed below is the Census base employment and activity rates, the
forecast of total employment and employment by type to 2051.

3.71 2016 and 2021 Census Employment and Activity Rate

The 2023 Growth Analysis Review provided Census 2016 and 2021 employment by major
category. Of note is the increase in Work at Home (+11%) and No Fixed employment (+6%) that
occurred due to the rapid changes brought about by the COVID pandemic at the time. The
results are shown in Table 3-7 below for reference.

Table 3-7: Estimated Employment by Category, 2016 and 2021 Census

Total Place of Work | 4,835 84% 4,410 67% 17%
(Commuting Flows)

Work at Home (Census, LF) 310 5% 1,105 17% 11%
No Fixed Place (Census, LF) 615 11% 1,080 16% 6%

TOTAL 5,750 100% 6,595 100% 0%

The 2023 Growth Analysis Review also calculated Port Colborne’s “Activity Rate”, which
represents the ratio of jobs to residents in a municipality. Of note is that the City’s Activity Rate
has increased somewhat over the 2016 to 2021 period: from 30.5% to 31.5% of the population,
shown in Table 3-8 on the following page for reference.



Table 3-8: Estimated Employment by Category, 2016 and 2021 Census

Population, Census 18,306 20,033
Population, Total 18,872 20,653
Employment 5,760 6,595
Activity Rate 30.5% 31.9%

3.7.2 Forecast 2051 Total Employment

The 2016 and 2021 Census information has not changed since the 2023 Growth Analysis Review
was prepared, so these figures are maintained for the analysis. The employment forecast is
based on the “activity-rate” method, as noted. However, a higher Activity Rate is applied to
forecast population compared to the 2036 Watson DC work.

Total 2051 employment is based on applying an increased 35% Activity Rate to the forecast
2051 population of 28,000 people. There are many sound growth management reasons why
planning for a higher Activity Rate is warranted:

e Port Colborne will become an increasingly attractive location for growth of all types to
the plan horizon, along with many other Niagara locations.

e The community is particularly well positioned to accommodate demand for affordable
family-oriented housing that is expected to accelerate as Provincial and Federal
initiatives (and housing market recovery) gains traction.

e The associated growth in the resident labour force over time will make Port Colborne
more attractive for employment across a range of economic sectors, occupations and
non-residential land uses, including larger or more ‘regional’ population-related
functions.

e Planning for an increased activity rate is also appropriate given the positive regional
growth outlook, local economic success stories and ongoing efforts to support
investment attraction on a community-wide basis.

e Of particular importance are the expected catalytic effects of the major new battery
plant and related investments in infrastructure to unlock other shovel-ready parcels in
broader East Side lands. To account for the potential to ‘unlock’ growth in the East Side
lands, and the factors above, an increased Activity Rate is appropriate for long-range
planning purposes.



Current and future planned investments in the Welland Canal will further boost the City’s
economic potential, discussed in more detail below. Applying an Activity Rate of 35% to the
forecast total 2051 population of 28,000 indicates a total employment forecast of 9,800 jobs, or
growth of approximately 3,200 jobs from the 2021 Census base of 6,595 jobs shown previously
in Table 3-8 above.

3.7.3 Forecast of Employment by Type

In accordance with standard industry practice, the forecast is prepared for the three types of
employment in addition to rural employment:

e Major office employment, which are jobs accommodated in freestanding office
buildings of 20,000 square feet or greater including public buildings such as City Halls
and Police Stations. Major Office buildings can also be within any of the geographic
areas of the other categories.

e Population-Related Employment, which are the jobs that exist in response to a resident
population and is mainly commercial retail, institutional and urban work at home
employment.

e Employment Land Employment, which are the jobs in designated Employment Areas.
Under the PPS (2024) only a narrow range of industrial-type employment is permitted.
Any offices, large retail concentrations and/or major institutions that lie within existing
employment areas, or variously designated but as yet unbuilt land supply, are not
permitted.

e Rural Employment, which are jobs of all types occurring within the rural geography of
Port Colborne, except for major industrial uses or larger rural industrial areas that are
treated as Employment Land Employment. “Work at home” employment can be a
substantial proportion of jobs in this category, mainly in the form of residents that live
on the farm where they work.

The base 2021 employment by type is maintained from the 2023 Growth Analysis Review since
it is unchanged. Population-related employment is estimated at a rate of 1 job for every 6.0
new residents, which is reduced marginally from the rate used in the 2023 Growth Analysis
Review (1 job for every 6.2 new residents) to account for the expectation of demand for



regional population related functions over the longer-term. A lower ratio of new residents to
jobs translates into more employment in this category.®

The 2021 and 2051 rural employment is maintained from the 2023 Growth Analysis Review, as
it is based on the expectation that most future employment growth will occur within the City’s
designated urban employment areas along with other commercial and institutional areas
throughout the existing urban area. There is no evidence to suggest this pattern of growth will
change rapidly or significantly to the plan horizon.

Employment Land Employment (industrial type jobs) is calculated as the residual in 2051 from
other types of employment growth, in accordance with the PPS (2024) Employment Area
definition. Results are summarized in Table 3-9 below.

Table 3-9: Forecast Growth in Employment by Type, 2021 to 2051

Growth
Employment Type 2021 | 2021 t0 2051 | 2051 2056 2061

Major Major Office
Employment
Population-Related 3,470 1,200 4,670 4,855 5,060
Employment
Employment Areas 2,210 1,560 3,770 3,980 4,205
Employment
Rural Employment 915 445 1,360 1,360 1,360
TOTAL 6,595 3,205 9,800 10,200 | 10,625

Consistent with the 2023 Growth Analysis Review, no major office growth is anticipated. Over
the period to 2051, the City’s Employment Areas are forecast to grow by roughly 1,560 jobs,
which is higher than the Regional LNA. Growth for this type of employment and the overall
total would be higher for 2056 and 2061, as shown above. More rapid population growth will
drive more population-related employment, including uses no longer permitted within
Employment Areas under the PPS (2024).

Likewise, it is also anticipated that the City will see additional growth in the port and marine-
related jobs arising from planned investments in the Federal Budget, but the precise timing is

° The new PPS (2024) and Planning Act definition also implicitly allocates more growth to this
employment type, as it excludes the relatively small number of population-related jobs that are
typically accommodated within Employment areas that are not “accessory” to the main
industrial building.



not clear. Several investments were already announced for the Welland Canal prior to the
tabling of the Federal Budget, including the Port Colborne capacity-building and clean fuels
projects.l® These canal-related investments will support continued growth in marine-related
activities and other retail and industrial uses in the short term and will be a positive catalyst for
economic development and investment attraction over time, along with the new lithium-ion
batter plan in north Port Colborne.

It should also be noted that these forecast results represent net growth in industrial jobs, which
is to say that declines in the existing occupied land base are not taken into account. It is likely,
especially in the City’s older industrial areas, that some existing buildings and sites will decline
in employment or be recycled to lower density uses. Others will become more attractive for
emerging uses such as “last mile” delivery centres that will support the re-use and repurposing
of space in older areas over time.

Related to Provincial policy changes, however, there will be strong pressure to convert sites
within the City’s designated Employment Areas to residential use in the short-term, mainly due
to PPS (2024) definitional changes noted above. It has become clear from an approvals
perspective that sites can now be converted if they do not meet the new definition.*! How the
City chooses to respond to this, and the other growth-related matters above, is a matter of
policy for the next phase of the Official Plan review. Key issues and directions for consideration
are set out the final section on the following page.

10 Details on currently planned Federal investments can be found here:
https://www.portcolborne.ca/en/news/government-of-canada-invests-in-the-revitalization-of-
port-
colborne.aspx#:~:text=Catharines%2C%20Chris%20Bittle%2C%20announced%20an,congestion
%20along%20Canada's%20trade%20corridors.

And here: https://www.canada.ca/en/natural-resources-canada/news/2024/03/government-
of-canada-invests-15-million-in-clean-fuels-projects-in-the-niagara-region-and-across-
canada.html

11 For an example of an otherwise very competitive site for industrial use where an appeal for
residential use was allowed because it did not meet the new PPS (2024) definition, see the
recent decision on 1400 South Service Road in the City of Hamilton, CASE NO(S).: OLT-23-
001146.
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https://www.canada.ca/en/natural-resources-canada/news/2024/03/government-of-canada-invests-15-million-in-clean-fuels-projects-in-the-niagara-region-and-across-canada.html
https://www.canada.ca/en/natural-resources-canada/news/2024/03/government-of-canada-invests-15-million-in-clean-fuels-projects-in-the-niagara-region-and-across-canada.html

3.8 Growth Forecast Policy Directions

Based on the foregoing, and from the perspective of the City’s growth management and Official
Plan review objectives, the following policy directions stand out:

The new Official Plan should include updated 2056 forecasts. The City’s new Official
Plan should be based on a 2056 population of 29,130 people, 10,200 jobs and 12,735
housing units.

Establish a growth planning monitoring framework:

o Adaptive planning and monitoring. The OP should include policies to provide
direction on monitoring of land supply and servicing capacity based on the PPS
and any updates to the Province’s Projection Methodology Guidelines.

o Ground-related housing demand. Prioritize a suitable land supply that reflects a
return to historic market norms for ground-related housing demand within
urban settlement areas.

o Strategic growth potential. Include language that acknowledges the potential
for growth beyond baseline projections to account for major economic catalysts
like the Asahi Kasei plant, to ensure that long-term infrastructure and
investment strategies remain robust.

o Infrastructure-first phasing. Strictly align development timing with the City’s
water, wastewater, and transportation capacity to prevent "under-piping".

Strategic growth potential. While the Official Plan land needs will be anchored the MOF
projections to align with Provincial requirements, the Official Plan should contain
strategic language that acknowledges the potential for accelerated growth. This is to
help ensure that long-term infrastructure planning and economic development
strategies are robust enough to accommodate upside potential generated by major
investments such as the Asahi Kasei plant.

Forecast mix of housing. The planned mix of housing (single and semi-detached homes,
rowhouses, and apartments) will be a central issue in the Official Plan review. The City
must have regard to the PPS (2024) that is focussed on planning for the full range and
mix of housing options by type. The balance of policy in the PPS (2024) and Proposed
PMG has shifted away from a restrictive approach to growth management towards
facilitating a suitable if not ample land supply to accommodate housing demand. That



said, it is worth repeating that the PMG is not yet final; it is uncertain what, if any,
changes will be made to the mandated methods.

Demand for ground-related housing. While debateable, changes in the pattern of new
home occupancy by structure type have arisen mostly from the nearly continuous
increase (until recently) in the cost of ground-related housing over the past decade,
especially during the COVID pandemic. This dynamic has been the main factor driving
accelerated population and housing growth at the edge of the metropolitan area
including the Region of Niagara and City of Port Colborne. Going forward, it is expected
that the profile of market demand to return to historic norms of occupancy by unit type,
meaning a return of strong demand for ground-related housing within urban settlement
areas. However, like the forecast mix of housing, the urban/rural split of growth is a
matter of policy to be addressed in the next steps of the Official Plan review.

Planning for intensification. The treatment of residential intensification in the Proposed
PMG is a key question for the Official Plan review which, like the forecasts, influences
land needs and is yet to be finalized. The Proposed PMG maintains some elements of
the prior Growth Plan (2020) policy construct, most importantly that intensification
units be subtracted from the total forecast housing units when assessing residential land
need. Otherwise, the recommended approach is more flexible. No minimum is
mandated, rather the Proposed PMG indicates that planning targets be set to reflect
municipal objectives, local conditions, and “various forms of intensification” including
supply potential, infrastructure availability, market demand and availability and
suitability of sites in terms of environmental constraints. The planning challenge, as
always, will be to maximize the tolerance of the market to policy intervention without
jeopardizing the growth forecasts and Provincial (and Federal) goals to increase housing
supply, which are clear.

Compatibility for infill development. As part of planning for intensification, the new
Official Plan should introduce policies/criteria to guide the review infill development
with respect to location/surrounding land use, density, scale, etc.

Planning for Employment Areas. The PPS (2024) directs municipalities to assess and
update their Employment Areas to ensure the “designation is appropriate” to their
planned function. Implementing this direction is a significant change best undertaken on
a comprehensive City-wide basis to implement the new definition of Employment Areas
in the PPS and Planning Act. Chapter 4 further explores the supply of designated
Employment Area supply to confirm its planned function in the new Official Plan,
including the notion of “clusters” also introduced in the PPS (2024).



The Official Plan vision, objectives and policies should capture the positive longer term
growth outlook for the City. Notwithstanding some uncertainty around the
implementation of current Provincial policy directions, the growth outlook is positive for
the City of Port Colborne. Population, housing and employment is forecast to grow
steadily, along with demand for residential and non-residential building space.
Accordingly, the next section of this report turns to a discussion of broader growth
management issues for the Official Plan review, including the currently planned urban
structure, residential and employment land supply, servicing and transportation
infrastructure and related policy directions.



4.0 GROWTH MANAGEMENT

Port Colborne's existing urban structure plan divides the City’s urban area into two sub-areas:

designated greenfield areas for new neighbourhood development; and a built boundary where
intensification of lands within the built-up area occurs. To determine if this existing structure
can accommodate projected population, housing and employment growth an assessment of
residential and employment land supply against future demand is critical to determining the
appropriate policy directions for the new Official Plan. In addition to supply and demand,
updating the City’s long term growth management strategy also means assessing infrastructure
needs to ensure that there is sufficient water, sanitary sewer and transportation infrastructure
in place to accommodate the planned growth. The following section provides an overview of
the City’s current growth management strategy, including a review of provincial, regional and



current Official Plan policy; analysis of residential and employment land needs; a brief overview
of infrastructure capacity; and a summary of proposed growth management policy directions.

4.1 Policy Context

411 Provincial Policy Context

The PPS (2024) provides guidance to municipalities for how growth management is to occur in
Ontario, directing municipalities to provide for an appropriate mix of housing options and
densities to meet projected requirements (2.1.4). Highlights of the PPS with respect to growth
management are as follows:

e Maintaining a robust supply of lands: Policy 2.1.4.a requires municipalities to maintain
the ability to accommodate at all times a minimum of 15 years of residential growth
through designated land. PPS policy 2.1.4.b requires municipalities to maintain servicing
capacity of at least three years supply of residential units.

e Settlement areas as the focus for growth: Policy 2.3.1.1 clearly identifies that lands
within settlement areas are to be the focus for growth and development. This policy
also introduces the concept of strategic growth areas — lands within settlement areas
that are to be planned for accommodating intensification and higher-density mixed uses
in @ more compact built form.

¢ Planning for intensification: Policy 2.3.1.3 directs municipalities to plan for complete
communities and a mix of housing options by prioritizing planning and investment in the
necessary public service facilities and infrastructure. Policy 2.3.1.4 requires
municipalities to establish intensification targets in their Official Plans.

¢ Planning for Designated Growth Areas: Policy 2.3.1.5 directs municipalities to consider
planning for a minimum density target of 50 people and jobs per hectare on designated
growth areas. Policy 2.3.1.6 encourages municipalities to establish and implement
phasing policies to allow for the orderly development of designated growth areas®?.

12 The PPS (2024) uses the term “designated growth areas” which is defined as “lands within
settlement areas designated for growth or lands added to settlement areas that have not yet
been fully developed. Designated growth areas include lands which are designated and



¢ New guidance for settlement area expansion: Policy 2.3.2.1 provides guidance to
planning authorities when identifying a new settlement area or allowing for a boundary
expansion, outlining seven tests to be considered. These tests require planning
authorities to consider a) need; b) infrastructure capacity; c) presence of specialty crop
area; d) evaluation of prime agricultural lands and options for expansion on lower
priority lands; e) compliance with minimum distance separation formulae; f) impacts
and mitigation on the agricultural system; and, g) phased progression of urban
development.

e Importance of Strategic Growth Areas: Strategic growth areas are nodes, corridors and
other areas that been identified by municipalities to be the focus for accommodating
intensification and higher density mixed uses in a more compact build form. Policy 2.4
directs municipalities to focus growth and development in strategic growth areas
(2.4.1.1) and to plan to accommodate significant population and employment in these
areas, along with a range of education, commercial, recreational and cultural uses, as
well as transit and affordable housing (2.4.1.2). Policy 2.4.1.3 provides additional
guidance, directing municipalities to prioritize infrastructure investment, built form
transitions and the redevelopment of commercially-designated retail lands that are
underutilized.

e Planning for employment areas: Employment directions focus on promoting a modern,
competitive, and diversified economy by requiring planning authorities to secure an
appropriate mix and range of suitable, long-term employment sites and strategically
identifying areas for investment (Policy 2.8.1). To support complete communities and
effective land use, intensification of employment and compatible mixed-use
development are encouraged in Strategic Growth Areas with frequent transit, and major
office/institutional uses are specifically directed to these areas. The PPS also directs
planning authorities to plan, protect and preserve employment areas for current and
future use and to ensure that infrastructure is provided (2.8.2.1).

e Protection of employment areas in strategic locations: The PPS (2024) directs
municipalities to protect employment areas located near major goods movements
facilities and corridors, such as ports, airports, rail facilities and freight corridors,

available for residential growth in accordance of with policy 2.1.4.a), as well as lands required
for employment and other uses”.



including those corridors identified in provincial transportation plans, for the
employment area uses that require those locations (2.8.2.2)%3.

e Removal of employment areas: The PPS provides guidance to municipalities on the
removal of lands from employment areas, stating that lands may only be removed
where there is a need, the lands aren’t required for the employment use over the long
term, the proposed use would not negatively impact the overall viability of the
employment area, existing and planned infrastructure are available to accommodate
the proposed use and the municipality has sufficient employment lands to
accommodate project growth (2.8.2.5).

e Maintain land use compatibility: The PPS directs municipalities to update employment
areas in official plans to ensure that the designation is appropriate to the planned
function and that planning authorities are to maintain land use compatibility between
sensitive uses and employment areas (2.8.2.4).

41.2 Niagara Official Plan (2022)

The Region of Niagara’s Official Plan identifies the planned urban structure for Port Colborne,
identifying its Urban Area Boundary, Greenfield Area and Built Up Area on Schedule B Regional
Structure. The NOP does not include the specific intensification areas for the City, but does
provide guidance for intensification, identifying a minimum intensification target of 30% for the
City (Table 2-2 in the NOP). Policy 2.2.2 of the NOP directs local municipalities to prepare
intensification strategies for how and where intensification is to be accommodated, including
the identification of strategic growth areas (SGAs)* and Local Growth Centres. The NOP defines
Local Growth Centres and Corridors as “established areas, outside of strategic growth areas,
that will be the focus for growth within Area Municipalities and the preferred location for public
and private investment. Local growth centres and corridors will vary in size, nature and
character, and may include traditional downtown cores and key mixed use areas and areas of
intensification along transit corridors.”

13 The Welland Canal would be an example of a major goods movement corridor.

4 The NOP identifies nine specific SGAs for Niagara. There are no SGAs identified in Port
Colborne.



41.3 Port Colborne Official Plan (2013)

The City’s municipal land area is approximately 12,410 gross hectares. The City’s Urban Area
comprises approximately 19% (2,387 gross hectares) of the total municipal land area, with the
three hamlets of Gasline, Sherkston and Bethel comprising a further 340 gross hectares.
Combined, the City’s Urban Area and three rural Hamlets total 2,727 gross hectares (22% of
total municipal land area). Agricultural is the predominant land use designation in the City,
estimated 8,100 gross hectares (65%) of lands designated for agricultural purposes. The
remaining lands within the City’s municipal boundary are comprised of rural uses (14%).

The term urban structure describes the spatial arrangement of the major land uses in an urban
system. The current Official Plan recognizes three geographic areas within the City’s Urban
Boundary, each with a distinct planned function:

e Designated Greenfield Area (focus for new neighbourhood development);
e Built Boundary (focus for infilling, intensification); and

e Intensification Area (located within the Built Boundary and is to be the focus for mixed
use development, downtown revitalization).

Figure 4-1 shows the existing planned urban structure for the City (Schedule Al). The current
Official Plan targets 15% of annual housing growth to occur within the Built Boundary to (Policy
2.4.3). In addition, development on Designated Greenfields is planned to support an overall
average of 50 people and jobs per hectare (identified as a Regional target).



Figure 4-1: Current Planned Urban Structure (Schedule A1, Port Colborne Official Plan)
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The current Official Plan states that intensification “will be encouraged specifically within local
intensification areas which include the Downtown and Main Street West and throughout the
Built Up Area”. Policy 2.4.3 goes on to state that:

a) The majority of the Municipality’s intensification will be accommodated within the
Urban Area where development is compatible with the surrounding uses;

b) The City is supportive of intensification through accessory dwellings and garden suites;
and

c) The objectives of the intensification policies are to support the revitalization of the
Downtown, encourage mixed use development in the Downtown, guide intensification
for Urban Residential and Downtown Commercial lands and allow for limited infilling in
the Hamlet areas.



Policy 3.1.1.2 of the Official Plan states that the City will guide development of Greenfield Areas

by:

a)
b)
c)
d)
e)

f)

4.2

421

Promoting compact, mixed use and transit supportive development;

Promoting higher densities and a greater mix of housing types;

Improving connections between greenfield areas and the built-up area;

Enhancing the physical design of new neighbourhoods;

Supporting the Region’s DGA density target of 50 people and jobs per hectare by
adopting minimum and maximum densities, designating portions of the Greenfield area
for low, medium and high density development, providing separate housing mix targets
and encouraging/allowing for mixed use development in greenfield areas; and
Supporting phasing of greenfield development over time to ensure there is a balance of
intensification and greenfield development.

Residential Land Supply Analysis

Urban Residential Land Supply

The following section builds on and updates the urban residential land supply and demand
analysis presented in the Growth Analysis Review (2023, Dillon Consulting). The following
section summarizes the latest estimate of land supply in Port Colborne for residential

development and includes:

Development opportunities in the City’s development pipeline;

Estimate of vacant residential land within the City’s urban area (and corresponding unit
potential);

Estimate of intensification potential through redevelopment, intensification; and

Potential for additional dwelling unit development.



4.211 Residential Development Pipeline

The residential development pipeline is comprised of unbuilt units in draft approved plans and
registered plans, as well proposed units in the development approvals cycle®. Table 4-1
provides a summary of the City’s residential development pipeline, organized by unit type. Low
density units are comprised of single and semi-detached dwellings; Medium density units
include street townhomes, stacked townhomes and back-to-back townhomes; and, High
density units which include all forms of apartments dwellings (low rise, mid rise, high rise,
additional dwelling units, etc.).

Table 4-1: Residential Development Pipeline

Low Density Medium High Density Total
Category (units) Density (units) (units) (units)

Draft Approved and | Approved and 1,529 1,254 3131
Registered Plans

In-Process Applications 238 230 470 938
Elite Secondary Plan 1,027 1,215 0 2,242
Total 1,613 2,974 1,724 6,311
Resulting Unit Mix 26% 47% 27% 100%

There are 6,311 potential residential units in the City’s development pipeline. Approximately
73% would be considered as ground-oriented housing opportunities (singles, semi-detached
and townhouse dwellings) and 27% are apartment style units. It should be noted, that the total
guantum of units presented in Table 4-1 is heavily influenced by the Mapleview Subdivision
located on Killaly Street West (east of Quarry Ponds), which features 1,819 units (84 single-
detached dwellings, 391 regular townhomes, 18 two-storey townhomes, 72 rear-lane
townhomes, 164 back-to-back townhomes, 483 stacked townhomes, and 607 apartment units)
and the Elite Killaly Secondary Plan development on Main Street East, consisting of 1,027 low
density units and 1,215 medium density units. Collectively, these two large developments
represent over 64% of the units in the development pipeline.

15 Development potential resulting from site specific official plan and zoning by-law
amendments (but without a draft plan or site plan) is accounted for in the vacant land
inventory.



4.21.2 Vacant Residential Land

Vacant residential land is land within the City’s urban area which are designated for residential
development and have not been subject to a site plan, draft plan or registered plan. A small
selection of these lands has been the subject of site-specific Official Plan and Zoning by-law
amendments in recent years, however, at the time of writing, no other formal application (Draft
Plan of Subdivision/Condominium) has been received. To determine the unit potential on
vacant lands, the following steps were taken:

e Identify and confirm location of vacant lands based on input from City staff.

e Net out any non-development environmental features and lands within the NPCA’s
regulated areas.

e Convert the remaining net vacant land area into net vacant area using a gross to net
factor of 50% to account for infrastructure, local roads, park land, etc.

e Estimate unit potential based on a housing mix of 50% low density, 20% medium density
and 30% high density using net density of 16 units per hectare (low), 28 units per
hectare (medium) and 90 units per hectare (high density).

e The above-noted target housing mix was derived using a blend of recent development
approvals, the housing mix from the City’s Development Charges Study and historic
residential completions.

The above-noted methodology generally replicates the methods used in the 2023 Growth
Analysis Review. It should be noted that this 2026 review has identified a relatively larger
guantum of vacant residential land compared to the 2023 review (approximately 239 hectares
in 2026 versus 160 hectares in 2023). Table 4-2 to Table 4-4 present the vacant land
calculations for Port Colborne.

Table 4-2: Vacant Land Adjustments

Vacant Land _

Total Area of Vacant Residential Land (ha) 117.1
Gross to Net Adjustment 50%
Net Vacant Residential Lands (ha) 58.55




Table 4-3: Density and Housing Mix Assumptions?®

Density Assumption Units per het hectare

Low Density 16
Medium Density 28
High Density 90
_ Percent |
Low Density 50%
Medium Density 20%
High Density 30%

Table 4-4 provides a summary of the unit potential derived from the City’s vacant residential
lands. It is estimated that the City has potential for a further 1,403 units through the
development of its vacant land inventory.

Table 4-4: Vacant Residential Lands

Medium Densit High Densit
Vacant Land Low DenS|ty (units) (units) y g(unlts) y Total (units)

Total Vacant | et o | qam
1,403
Designated Lands

4.21.3 Redevelopment / Intensification

The PPS defines intensification as “the development of a property, site or area at a higher
density than currently exists through redevelopment, including the reuse of brownfield sites
and underutilized shopping malls and plazas; the development of vacant and/or underutilized
lots within previously developed areas; infill development; and the expansion or conversion of
existing buildings”. Intensification can be measured by counting the number of new units
constructed within the City’s built boundary (built-up area).

The City’s current Official Plan generally encourages intensification throughout the built-up
area and also targets development in two locations for intensification. The two locations are
the Downtown and Main Street West (referred to as Intensification Areas in the Official Plan).

16 To generate the desired housing mix of 50% low, 20% medium and 30% high from the 58.54
hectares of vacant lands a conversion ratio of 74.9% (low), 17.1% (medium) and 8.0% is applied
(net vacant area x density by type x conversion ratio by type = desired quantum of units by

type).



The boundaries of the City’s two Intensification Areas are loosely defined but can be

characterized as follows:

Intensification Area 1: Downtown

Intensification Area 2: Main Street West

e Generally bounded by the Port Colborne
Harbour Railway corridor north of Park
Street, Sugarloaf Road to the south, the
Welland Canal to the east and Railway
corridor to the west.

e This area is approximately 37 gross
hectares and includes a mix of
commercial, residential, mixed use,
institutional and parks/open space uses.

e The area includes a number of small infill
development sites, as well as
redevelopment opportunities.

e The downtown area of Port Colborne is
organized in a walkable grid-shaped block
pattern, with block lengths ranging from
100 to 150 metres.

e Area 1 also includes a portion of low-rise
established residential neighbourhoods
that have limited potential for higher
density intensification given the character
of the streets, quality of housing,
challenges for lot assembly, etc.

e Generally centred along Main Street West
between Elm Street and Ramey Avenue.
Generally, Area 2 is referred to as the
Humberstone neighbourhood.

e The area is approximately 21 gross
hectares and extends a distance of 600
metres covering lands between Elm Street
and Ramey on both sides of the Welland
Canal.

e This area includes a mix of mainly
residential, commercial and mixed use
developments. The area is generally low-
rise in character and featuring mostly one
and two buildings. There is one four
storey apartment building and one three
storey mixed use development.

e A CIP was prepared for this area in 2008
to help improve the pedestrian
environment, promote economic
development and enhance the overall
vibrancy of the area. A core principle of
the CIP was to strongly encourage mixed-
use development. This was seen as a way
to increase street animation, support
transit, and boost economic vitality by
providing live/work opportunities. The CIP
includes a more refined boundary than
the general intensification area identified
in the City’s Official Plan.




Intensification Area 1: Downtown Intensification Area 2: Main Street West

e A portion of the Downtown Intensification
Area is covered by the City’s Downtown
Central Business District CIP. The CIP’s
main goals are to implement a vision of a
vibrant and pedestrian-friendly
downtown centered on the Welland
Canal, and to achieve this by using a
toolbox of public realm improvements
and financial incentives to spur private
sector investment. Key actions include
enhancing streetscapes, establishing
public gathering spaces, updating aging
building facades, and increasing the
residential population through infill and
conversion programs.

In the 2023 Growth Analysis Review, the City’s two Intensification Areas were assessed to
determine the potential for future residential development. The results the 2023 Review are
presented in Table 4-5.

Table 4-5: Redevelopment Potential by Intensification Area

Redevelopment | Redevelopment Redevelopment Total Units
Potential Low Potential Potential High
Density Units Medium Density Density Units
Units

Intensification

Area

Intensification
Area 1: 60 19 23 102
Downtown
Intensification
Area 2: Main 239 76 93 409
Street West
Total 299 95 116 510

Table 4-5 identifies the potential for 510 additional units in the City’s strategically identified
intensification areas. The above-noted results exclude development potential associated with
the vacant land inventory and development pipeline.



4.21.4 Additional Dwelling Units

An Additional Dwelling Unit (ADU) is a secondary, self-contained residential unit located on the
same lot as a larger, existing principal dwelling. Some examples of ADUs include basement
apartments, in-law suites, coach houses, laneway houses, and garden suites. ADUs are a tool to
achieve several key community development goals. Primarily, they facilitate “gentle”
intensification by increasing the overall supply of housing units within existing residential
neighbourhoods without requiring large-scale development or fundamentally altering the
neighbourhood's established character. This strategy helps promote housing affordability by
creating smaller, typically more attainable rental units for various demographics. Additionally,
ADUs are instrumental in supporting multigenerational housing, offering independent, self-
contained living spaces for family members, such as aging parents or adult children, while
keeping them close to the main household. Finally, permitting ADUs encourages more efficient
infrastructure use, as they leverage existing public services like roads, sewers, and transit
systems, reducing the pressure and cost associated with expanding infrastructure into new
developments.

In October 2025, the City of Port Colborne passed OPA 20 and Zoning By-law Amendment
7393/84/25 which increased as-of-right permissions for ADUs in the City. Highlights of these
changes include:

e Permission for up to four (4) residential units per lot in the urban area, consisting of one
primary dwelling and up to three ADUs;

e Permission for up to three (3) residential units per lot in hamlet and rural areas,
consisting of one primary dwelling and up to two ADUs;

e Permission for up to two (2) residential units per lot in agricultural areas, consisting of
one primary dwelling and one ADU;

e Exemption of ADUs from density limits in the Official Plan, allowing them without
triggering maximum density thresholds; and

e The establishment of general policy criteria for ADUs, including:
o Compatibility with lot size and layout;
o Adequate servicing (municipal or private);
o Avoidance of hazardous areas;

o Compatibility with rural/agricultural character and nearby farm operations; and



o Compliance with Minimum Distance Separation (MDS) where applicable.

ADUs are expected to form an important part of the City’s overall residential land supply over
the next thirty years. However, it is difficult to quantify the precise number of ADUs that could

be constructed resulting from the progressive changes implemented by the City as there is a
lack of historic data — but also historic prohibitions would have skewed historic trends.
Nonetheless, the following provides a snapshot of how some Ontario municipalities are
incorporating ADUs into the residential mix based on CMHC’s review (Housing Market
Snapshot, 2021):

Toronto has the highest number and greatest prevalence of secondary units in Ontario,
with an estimated 75,000 secondary units in ground-oriented homes, representing
nearly 1in 6 such properties (approximately 16% of the supply of single detached
dwellings).

Basement Apartments Dominate: Historically, the most common type of ADU is the
basement apartment. In municipalities like Guelph and Brampton, nearly 75% of
secondary units are basement apartments.

Correlation with Rental Market: CMHC data shows that municipalities with a higher ratio
of secondary units tend to have a low supply of other rental housing (purpose-built
rentals, condominiums, subsidized housing) and low vacancy rates. This confirms that
ADUs are a vital, market-driven response to housing scarcity.

Older Homes: ADUs are more prevalent in older, established neighbourhoods,
particularly in single-story homes, as they were often designed with easier access to the
basement for a separate unit.

Municipalities like Brampton (9.6%), Guelph (9.2%), Greater Sudbury (8.9%), and
Thunder Bay (8.4%) also registered high prevalence rates. In contrast, municipalities in
the Halton Region, such as Burlington (1.7%), Milton (2.0%), and Oakville (2.1%), showed
the lowest percentages of properties with a secondary unit. This variation suggests that
the presence of ADUs is closely tied to local housing market factors and historical
development patterns.



Table 4-6 provides a range of unit potential based on number of existing dwellings recorded as

part of the 2021 Census.

Table 4-6: Potential Supply Opportunities for Additional Dwelling Units

Number of
Single-Detached
Dwellings (2021
Census)

6,145 units |

Potential Yield

at 2%

123 units |

Potential Yield
at 5%

307 units |

Potential Yield

at 10%

615 units

Potential

Yield at 20%

| 1,229 units

Given the age of the City’s housing stock, the prevalence of larger / older homes and recent

changes to the City’s Official Plan and Zoning by-law making it easier for ADU construction, it

would not be unreasonable to see the City achieve anywhere between 5% to 10% over the next
thirty years. For the purposes of calculating the City’s overall supply of potential development,
an additional 307 units have been included in the City’s supply. These units are accounted for in
the High Density (apartment category), although it should be noted that this form of
development also has a number of attributes that are similar to the Low and Medium Density
forms of development (in that they are effectively ground oriented units).

4.2.2 Total Residential Land Supply

Table 4-7 summarizes the total supply of for residential development within the City’s urban

area.

Table 4-7: Summary of Residential Supply by Category

) Medium . .

Low Density Densit High Density Total (units)

Residential Supply Type (units) ensity (units) LGRS
(units)

Development Pipeline 1,613 2,974 1,724 6,311 (74%)
Vacant Residential Lands 701 281 421 1,403 (16%)
Traditional Intensification / 299 95 116 510 (6%)
Redevelopment
Additional Dwelling Units 0 0 307 307 (4%)
Total 2,613 3,350 2,568 8,531
Percent 31% 39% 30% 100%




4.3 Urban Residential Land Needs

4.311 Land Need

Section 3 of this report identified an incremental housing demand of 3,450 units between 2026
and 2056. Table 4-8 presents the housing demand by unit type based on a 50% low density,
20% medium density and 30% high density mix.

Table 4-8: 2026 to 2056 Housing Demand

Low Density Medium Density High Density Total Units
(units) (units) (units)

Housing 1,725 690 1,035 3,450
Demand

Based on the supply presented earlier in this chapter there is a sufficient amount of land
designated for residential development within the City. Table 4-9 compares the total supply
with demand showing that there is capacity/potential for all unit types.

Table 4-9: 2026 to 2056 Housing Demand versus Supply

Low Density Medium Density High Density Total Units
(units) (units) (units)

2026-2056
Housing 1,725 690 1,035 3,450
Demand
2026 Housing
Supply
Surplus /
Shortfall

2,613 3,350 2,568 8,531

+888 +2,660 +1,533 +5,081

The following conclusions can be draw from a review of the City’s supply and demand for
residential development:

e There is no need to contemplate an expansion to the City’s urban boundary for
additional residential lands as part of this Official Plan exercise. The total supply of
8,531 units translates into a 74-year supply of residential development (based on the
average annual demand of 115 units). There is potential for the City to accelerate and
grow at a much faster pace, should market conditions evolve more rapidly than
contemplated in the OP growth forecast of 115 units annually. As noted earlier, under a
scenario where the City grows by 5,200 households over the forecast period to 2056,
the City would still have a surplus of residential lands at the end of the forecast period.



The City would have to grow at a pace of approximately 284 units per year over the 30-
year planning horizon to fully exhaust the designated residential supply.

¢ The City has sufficient land designated and available for development to meet PPS
Policy 2.1.4.a requiring municipalities to maintain the ability to accommodate at all
times a minimum of 15 years of residential growth through designated and available
land. The 15-year equivalent of housing demand translates in 2,070 units. Of the total
estimated supply of 8,531 units, approximately 6,580 would meet the PPS’ definition of
“designated and available” (only the units associated with the Elite Killaly Secondary
Plan would be excluded from the “definition of designated” and available, as the
Secondary Plan is not yet approved).

e The City has more than three-year supply of serviced developments. The PPS policy
2.1.4.b requires municipalities to maintain servicing capacity of at least three years
supply of residential units. A spatial analysis of the City’s development pipeline and
suitably designated vacant lands demonstrates that approximately 1,450 units
(rounded) are located within the City’s built up area. 1,450 units is equivalent to a 10-
year supply. The built area does not precisely match the limits of the city’s existing
urban service area but for the purposes of assessing conformity it is sufficient. Refer to
section 4.5 for additional details on municipal servicing.

4.3.1.2 Strategic Growth Areas

Policy 2.4 of the PPS directs planning authorities to “identify and focus growth and
development in strategic growth areas”. Strategic growth areas are “lands in settlement areas,
nodes, corridors and other areas that have been identified by municipalities to be the focus for
accommodating intensification and higher density mixed uses in a more compact built form”.
Strategic growth areas are to be planned to accommodate a significant amount of growth, be
focal areas for education, commercial, recreational and cultural uses, support transit and
provide opportunities for affordable housing. With this in mind, there is an opportunity to
refine the City’s overall planned urban structure. The two existing designated Intensification
Areas should be refined to align with parcel boundaries and the City should consider adding a
third area to link the two nodes together by adding developable lands along King Street. There
may be opportunities to further extend the Intensification Area 2 further east and west along
Main Street. The precise limits of the Intensification Areas should be reviewed as part of the
Official Plan community/stakeholder sessions. Additionally, the Official Plan language should be
revised to more closely aligned with the PPS term “strategic growth areas”. Identifying a
broader area of intensification and mixed use development will help to support the vibrancy of



the Downtown, make efficient use of existing infrastructure and land and provide an overall
balance to where future growth and development occurs in the City.

4.31.3 Intensification Target

The City’s current Official Plan target for intensification is 15%. The Region of Niagara’s Official
Plan identifies an intensification target of 30% for the City. A 30% target based on the 2056
housing forecast of 3,450 units translates into 1,035 units (or ~35 units per year) over the
thirty-year planning horizon. A spatial analysis of the City’s 8,531-unit supply reveals that
2,112 units are located within the built-up area (or 25% of the total potential supply). An
estimated 1,000 units within the Development Pipeline are located within the City’s built-up
area. Comparing the built-up area development pipeline supply against the forecast demand,
the 1,000 units is equivalent to 29% of future demand. Recognizing that is it difficult to predict
which developments will advance over the forecast period, the Regional target of 30%
represents an appropriate aspirational target for future intensification.

4.4 Employment

4.41 Employment Land Supply

The City’s current Official Plan recognizes three types of employment areas, which are
illustrated on Figure 4-2 and include Industrial / Employment Areas, the Gateway Economic
Centre lands and Rural Employment Areas. The City’s Industrial/Employment Areas are located
within the urban area and are intended to accommodate a range of industrial uses, such as
manufacturing, processing, servicing/repairs, warehousing, storage and logistics uses and
accessory uses. The lands identified as Economic Gateway Centre lands are within the urban
boundary and are near the Welland Canal and Highway 140 and are designated to
accommodate a range of uses tied to transportation/logistics uses as well as light
manufacturing, research and development, training facilities, hotels and other similar uses?’.
The City’s Official Plan also recognizes opportunities for employment opportunities in the form
of Rural Employment Areas — which are lands outside of the urban boundary but near the
Welland Canal and Highway 140 for dry industrial purposes.

7 The lands designated as Gateway Economic Centre in the City’s Official Plan are part of a
broader network of lands in Port Colborne, Welland, Niagara Falls, Thorold, Fort Erie that were
identified in the Growth Plan for the Greater Golden Horseshoe to promote cross border trade
and tourism opportunities.



Taking into account non-developable lands within the NPCA’s regulated area and lands which
are part of the Environmental Protection Area, the City has a total estimated supply of

769.8 hectares of employment lands. An estimated 60% (464.3 hectares) of the City’s supply
are located within the Urban Area and the remaining 40% (305.4 hectares) are located outside
of the Urban Area in the Rural Area. Within the Urban Area, approximately 64% (296.1
hectares) of all designated employment areas are occupied, with 36% (168.3 hectares)
considered vacant. Within the Rural Area, only 28% (85.5 hectares) are occupied and the
majority of the lands, 72% (219.6 hectares) are vacant. The inventory includes the lands
designated through a Minister’s Zoning Order for the Asahi Kasei battery separator plant (for
the purposes of this analysis these lands were considered occupied).

Table 4-10 on page 58 provides a breakdown of the supply by designation and location. Figure
4-3 illustrates the supply of employment lands, comparing vacant and occupied lands.



CITY OF PORT COLBORNE NEW OFFICIAL PLAN

Figure 4.2 Designated Employment Areas
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CITY OF PORT COLBORNE NEW OFFICIAL PLAN

Figure 4.3 Employment Areas, Vacant vs. Occupied
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Table 4-10: Supply of Employment Lands, Vacant and Occupied Lands

) Official Plan Occupied Vacant Total
Location Designation (gross ha) (gross ha) | (gross ha)

Urban Area Industrial / Employment 254.8 75.0 329.7
Area
Gateway Economic
Urban Area 41.3 93.3 134.6
Centre
Sub-Total Urban Area Industrial / Employment
Area; Gateway Economic 296.1 168.3 464.4
Centre
Rural Area Rural Employment Area 85.8 219.6 305.4
Total Supply (Urban Industrial / Employment
and Rural Employment | Area; Gateway Economic 381.9 387.9 769.8
Lands) Centre; Rural
Employment Area

The above-noted estimate of supply updates the previous estimates prepared in 2023. The
following observations can be made regarding the City’s supply of vacant lands:

e The City has few remaining large lot vacant parcels for accommodating future industrial
development. The majority of the City’s vacant supply is concentrated in the northern
portion of the City, on the east and west side of the Welland Canal.

e Vacant lands along the Welland Canal are of strategic importance to the long term
economic competitiveness of the City. A number of these parcels are presently un-
serviced, but they are expected to be serviced in the near term (see next section for
additional details).

e A small portion of the vacant land inventory may not be suitable for future employment
land development, for example there are several small parcels of isolated land located
near the waterfront. Generally, their location, size and shape would — at least on the
east side of the Welland Canal be more conducive to residential / mixed use /
commercial infilling.

e Thereis a large portion of rurally designated employment lands along the Welland Canal
in between the existing urban area boundary and the MZO lands to the south of the
municipal boundary. To facilitate additional opportunities for future employment land
development / economic development, the City should explore opportunities to expand
the boundary and link the Asahi Kasei/MZO lands with the East Side employment lands
as part of this Official Plan process.



Table 4-11 provides an estimate of net vacant employment lands in the Urban Area and shows
that the City’s supply of vacant lands within the Urban Area is 134.6 net hectares.

Table 4-11: Estimated Supply of Vacant Employment Lands

ooy A

Vacant Employment Lands within the Urban Area 168.3 gross hectares
Gross to Net Adjustment for Local Infrastructure 80%
Vacant Employment Lands within the Urban Area 134.6 net hectares

4.4.2 Employment Land Needs

Section 3.7 of this report presented the long term employment forecast for the City of Port
Colborne. The forecast projects demand for a total of 3,980 employment land jobs by 2056 and
4,205 employment land jobs by 2061. The incremental employment land growth for the
2021-2056 forecast period is 1,770 jobs, which translates into a net land need of 88.5 hectares
by 2056 and a further 11.3 hectares by 2061 (based on a further 225 jobs between 2056 and
2061), for a total longer term land need of just under 100 hectares'®. Based on the overall
supply of vacant urban employment land (135.3 net hectares) and the forecast demand

(100 net hectares) there appears to be a sufficient overall quantum of urban employment land
to meet projected demand.

As noted earlier, there is a case for the City to consider strategic expansion for its employment
areas. Firstly, the PPS allows for municipalities to consider employment needs beyond the 30-
year time horizon (2.1.3, 2024 PPS). In addition, the NOP (2022) provides additional direction
for the long term planning of employment areas. Figure 4-4 provides an excerpt from Appendix
2 of the NOP (2022) illustrating lands to north of the existing urban boundary and east of the
Welland Canal as “Future Employment Areas” (lands demarcated with a pink cross-hatch).
Policy 4.2.3 of the NOP states that Future Employment Areas are beyond the NOP’s 2051
timeline but can be considered for inclusion within an urban area through a municipal
comprehensive review. The NOP notes that the Future Employment Areas have been identified
“due to their location within the Niagara Economic Gateway and proximity to major goods
movement facilities and corridors, and/or near planned corridors”.

18 Land need based on a net density of 20 jobs per net hectare.



In addition to the above, given some of the locational characteristics of the City’s supply, the
City should consider opportunities to expand the urban boundary for employment area
purposes to better integrate and connect the East Side Employment Lands with the Asahi Kasei
batter separator lands which are separated by the majority of the City’s underserviced Rural
Employment land supply. These lands are adjacent to the Welland Canal and Highway 140 and
are strategically located for further employment land investment. Bringing these lands into the
City’s urban boundary will allow for detailed planning to take place and provide additional
options for long term economic development. Further analysis of these lands is required to
ensure alignment with the PPS’s (2024) direction on settlement area expansions, which require
planning authorities to consider a range of tests related to need, servicing, agricultural impacts
and phasing.

Figure 4-4: NOP 2022 Future Employment Area (Excerpt)
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4.5 Municipal Servicing

451 Context

The coordination of water and sewer development with land use planning is important for
ensuring that infrastructure capacity is commensurate with planned population, housing and
employment growth. Integrating these processes facilitates the efficient allocation of resources,
supports environmental management objectives, helps to maintain standards for public health
and safety and ensures that development can be serviced in a timely, cost-effective manner. To
that end, the PPS (2024) directs municipalities to plan for growth and that settlement areas are
to the be focus for future growth and development. The PPS further notes that within
settlement areas, the preferred form of water and sanitary services are municipal services (as
opposed to private site servicing solutions (3.6.1.e). The PPS (2024) directs municipalities to
accommodate forecasted growth in a timely manner by optimizing existing municipal water and
sanitary services (3.6.1.a). The PPS states that municipalities are to ensure that water and
sanitary services are sustainable by protecting water resources and the natural environment, be
financially viable, and promote water and energy conservation (3.6.1.b and c). A critical
requirement is the integration of servicing with land use planning at all stages, including
considering the re-allocation of unused system capacity to support the need for increased
housing supply (3.6.1.d and e).

The following section provides a high-level overview of water and wastewater services in the
City of Port Colborne. The following reports were referenced for this background study:

e The Niagara Region 2021 Water and Wastewater Master Servicing Plan;
e Servicing the East Side Employment Lands (Report Number 2025-185); and

e Functional Servicing Report — Project Eagle Battery Plant.
4.5.2 Water System

The City of Port Colborne’s water and sanitary services are managed under a two-tier system
where responsibilities for the services are shared between the City and Niagara Region. Niagara
Region is responsible for managing the existing water distribution system in the Region which
consists of six water treatment plants, 316 kilometres of watermains, 11 booster stations, six
high lift pump stations at treatment plants, 25 storage facilities and reservoirs, 15 re-
chlorination stations, and 82 pressure reducing valves. In the City of Port Colborne, the Region
draws its water from the Welland Canal and treats it at the Port Colborne Water Treatment
Plant located at 32 King Street. The Water Treatment Plan is a conventional surface water



treatment plant, with a rated capacity of 36.0 megalitres per day (MLD) (417 L/s). The treated
water is then sent to the Fielden Avenue Reservoir, or the Barrick Road Water Tower, and then
to the City-owned local water distribution system. Additional system highlights include:

e Port Colborne has two water pump stations and three water storage facilities managed
by the Region. The three storage facilities and their storage volumes are:

o Port Colborne Water Treatment Plant Reservoir: 3.8 megalitres (ML);
o Fielden Avenue Reservoir: 4.6 ML; and

o Barrick Road Water Tower (Elevated Tank): 6 ML.

4.5.3 Sanitary System

The existing wastewater system managed by the Region consists of 10 wastewater treatment
plants, one lagoon system, approximately 322 kilometres of trunk wastewater linear
infrastructure, 10 leachate pumping stations, and 108 sewage pumping stations. Wastewater in
Port Colborne is processed at the Seaway Wastewater Treatment Plant (WWTP) located at 30
Prosperity Avenue. The Seaway WWTP is a modified conventional activated sludge facility with
a current rated capacity of 19.6 MLD, and a peak flow capacity of 45.4 MLD. Flows over 45.4
MLD are diverted to a 5.67 ML storage tank. System flows are pumped to the treatment via
Regionally owned pump stations and forcemains. The Region operates 17 Sanitary Pump
Stations (SPS) in Port Colborne.

4.5.4 Water and Wastewater Master Servicing Plan Update

The 2021 Water and Wastewater Master Servicing Plan Update was prepared to support the
Region’s long range growth management plan to 2051. The Master Plan is based on a 2051
population of 20,094 residents and 6,592 employees by 2051. A total service population of
35,096 residents and 10,771 jobs are expected post-2051. The 2021 Water and Wastewater
Master Servicing Plan shows that that the Port Colborne Water Treatment Plant has surplus
capacity to support projected growth and will not reach 80% capacity within the 2051 time
horizon. Highlights include:

e The projected Average Maximum Day Demand will increase to 15 MLD by 2051 and just
under 25 MLD by post 2051 with the plant being rated for a maximum of 36 MLD.

e The Port Colborne pump stations are expected to have sufficient capacity for post-2051
populations according to the 2021 Water and Wastewater Master Servicing Plan (6.4
MLD surplus for post-2051 population).



e The water storage volume for Port Colborne requires expansion according to the 2021
report. The 2016 Master Servicing Plan recommended the decommissioning of the
Fielden Reservoir which will lead to a capacity deficit by 2051.

e The Seaway WWTP is expected to have sufficient capacity to support 2051 population
projections. However, post-2051 flows are expected to exceed the 80% capacity level, at
which time a potential upgrade study may be triggered:

o Akey strategy for the Seaway system is to provide wet weather management
across the system. The City of Port Colborne’s Pollution Prevention Control Plan
(PPCP) update will further identify catchments and strategies for inflow and
infiltration reduction and other wet weather management solutions.

o The expected service population growth will require pumping station expansions
to Oxford SPS, Steele SPS, Union SPS, and Omer SPS.

e The 2021 Master Servicing Plan Update identifies several projects to support water and
wastewater servicing needs in Port Colborne through 2051 and beyond, including:

o The Trunk Main Crossing project (W-M-002) proposes a new 450-millimetre
trunk main recommended for the east side of Port Colborne across the Welland
Canal travelling generally along Second Concession Road. This project is
scheduled for 2027 to 2031.

o New or additional elevated storage is recommended post 2051 to support long
term growth needs. The Master Servicing Plan identifies project W-5-012 as a
new 9.0 ML elevated tank post-2051. The location of the new elevated tank is
currently shown as a twinned elevated trunk (ET) with the existing Barrick Road
ET however the location will be determined through a separate EA supporting
the project.

4.5.5 Additional Improvements

Since the completion of the Region’s Master Plan, the Region and the City have been working to
implement a series of capital improvements that will facilitate further development. Two major
projects are currently underway that will significantly impact the water and wastewater
servicing in Port Colborne. These two projects are the servicing plans for the ESEL and lands to
the north to support the development of the Asahi Kasei lithium-ion battery separator plant.
The ESEL were referenced in the 2021 Master Servicing Plan, but details were unavailable at the
time; assumptions were made that local sewer and pump stations would be built by



developers. The Asahi Kasei plant was not specifically referenced in the Master Servicing Plan,

and it is assumed that the requirements of this battery plant were not considered in the capital

program. Highlights of these improvements are as follows:

The ESEL is planned to unlock designated employment lands for industrial purposes. The
extension of services to the ESEL includes a 500-millimetre watermain crossing the
Welland Canal at 2nd Concession Road (W-M-002). The 2021 Master Servicing Plan
originally assumed this would be a 450-millimetre watermain but has since been resized
through the Project Eagle Functional Servicing Report to a 500-millimetre watermain.

The City of Port Colborne has also committed to design and construct a gravity sewer
upstream of the new SPS along Ramey Road. The City will design and construct one
wastewater pumping station for the ESEL.

The Servicing the East Side Employment Lands report (2025-185) requested the
approval of two Government Business Enterprises where one of them (“District”) will
own and operate the water and wastewater systems in a new water and wastewater
district, connected to the City but separate from the City. A key function of the District
will be to attract and support other businesses to the ESEL to support job growth and
diversify the assessment base.

A number of improvements are needed to facilitate the development of the Asahi Kasei
lands located on approximately 74.4 hectares of land at 5088 Highway 140. The area
does not have existing municipal sanitary sewers, and the nearest local sanitary sewer is
the 200-millimetre diameter sewer on Chippawa Road. This sewer drains to the Clarke
SPS, pumping to the East Side SPS which conveys the flows to the Seaway WWTP. The
estimated total sanitary flow contributions from the site to the downstream municipal
system at ultimate build-out is 50 litres per second (L/s) (approximately 4.32 MLD). The
existing local and trunk sewers as well as both downstream SPSs do not have enough
capacity to accommodate the proposed development full build-out flows. This lack of
capacity was not acknowledged in the 2021 Master Servicing Plan as details were not
yet available.

Discussions with the Niagara Region have identified that the proposed development will
utilize the new SPS identified in the EA for the East Side Employment Lands constructed
on the west side of Ramey Road south of Third Concession Road. This will connect to the
new wastewater trunk crossing the Welland Canal.

Niagara Region has committed to provide required capacity and sanitary outlet at Third
Concession Road by Q3-2027. Asahi Kasei development will have a private sewage



pumping station and forcemain following Snider Road, Third Concession, Ramey Road
and/or Railway to discharge into the future City sanitary sewer.

e The maximum day demand on water supply for the Battery Plant is estimated to be
120.07 L/s and a fire flow water supply of 350 L/s is required.

e A new watermain extension will be required on 2nd Concession Road which has been
identified in both the Region’s Water Master Servicing Plan and the East Side
Employment Lands EA. Two watermain alignments are required to service the northeast
employment lands which include:

o A 500-millimetre watermain crossing the Welland Canal (W-M-002): and

o A new 500-millimetre watermain which follows the City owned railway from 2nd
Concession Road north to Ramey Road and north along Ramey Road to Third
Concession Road.

4.5.6 Commentary on 2056 Growth Projections

As noted above, the Region’s 2021 Water and Wastewater Master Plan identified a number of
capital improvements to facilitate development in the City up to 2051. The Region’s Master
Plan was based on a 2051 population of 20,094 residents and 6,592 jobs but also noted a post
2051 service population of 35,096 residents and 10,771 jobs. The Asahi Kasei and East Side
Employment Lands projects have accelerated infrastructure investment in the City and point
towards a higher level of future population and employment growth for the City than was
previously anticipated in the Region’s Master Plan Update. Chapter 3 of this Report
recommends new population and employment forecast for the City which captures these
additional growth opportunities.

Table 4-12 provides a comparison of the different forecasts for reference purposes.

Table 4-12: Comparison of Population and Employment Forecasts for Infrastructure Planning

. Population &
Population Employment
_

Region of Niagara Water and
Wastewater Master Plan (2051) 20,094 6,592 26,686
Region of Niagara Water and

35,096 10,771 45,876
Wastewater Master Plan (post-2051) ’ ’ !
8?52; Port Colborne New Official Plan 28,000 9,800 37,800




. Population &
Popul Empl

(Cz|':)y521; Port Colborne New Official Plan 29,130 10,200 39,330

While the 2021 Water and Wastewater Master Plan’s 2051 population and employment
forecasts understated the growth potential for the City, the post-2051 assumptions are in line
with the new 2051 population and employment forecasts identified in this Report. Further, the
recent works being undertaken by the City and the Region should help to accelerate
development within the 2056 time horizon. From a treatment plant capacity perspective, there
is not expected to be a shortage of water or sanitary treatment plant capacity between now
and 2056. However, care should be taken as the 2021 Master Servicing Plan already identified
that the post-2051 demands would exceed 80% capacity of the wastewater treatment plant
which was completed prior to the Asahi Kasei plant servicing requirements. While there are no
immediate concerns with the water and wastewater treatment capacity, the conveyance
capacity is currently insufficient but is being addressed through planned capital projects
including new SPS, and watermains. A large portion of the City’s vacant greenfield lands are not
serviced, and the City will need to ensure that it has phasing policies in place to allow for the
timely and orderly development of its greenfield lands. In addition, the City may need to
consider a more robust approach to annual monitoring to ensure that there is alignment
between local development priorities and servicing capacity — this will be particularly relevant
for working effectively with the Region of Niagara.

4.6 Transportation System

4611 Niagara Region Transportation Master Plan

The City of Port Colborne's transportation network is integrated with the broader Niagara
Region system. The Niagara Region Transportation Master Plan (TMP), 2017 provides the
primary policy direction for regional transportation planning to 2041. It should be noted that
the Niagara Region 2051 TMP was recently awarded and can be expected to be complete by
mid to late 2027.

The TMP identifies the Welland Canal as a trade corridor but also a physical barrier to east-west
travel in the southern part of the Region. To address this, the TMP identifies the South Niagara
East-West Arterial Road as a key planned project (Phased for 2022 to 2031). This new corridor is
planned to run east from the Highway 406 extension, passing north of Port Colborne's urban
area, to improve regional connectivity and support goods movement.



Port Colborne is a major hub on the Greater Niagara Circle Route, a 140-kilometre regional trail
that is a key spine for both recreational and utilitarian cycling. To build on this, the TMP's
"Strategic Cycling Network" identifies several planned infill links on municipal roads within Port
Colborne.

The TMP's land use-density maps identify most of Port Colborne as "Rural and Not Transit-
Supportive," which presents challenges for conventional fixed-route transit. However, the
plan's long-term conceptual network includes "Improved Fixed-Route Transit" connecting Port
Colborne north to Welland and east-west along the Lake Erie coast. Furthermore, a long-term
"North-South Transit Corridor" is conceptually identified, linking Port Colborne with Welland,
Thorold, and St. Catharines, with the potential to leverage existing rail corridors.

4.6.1.2 Niagara Official Plan (2022)

The Niagara Official Plan, 2022 (2024 consolidation), supports a policy shift towards an
integrated, multimodal transportation system. It establishes the Region's TMP as the primary
transportation policy document. A key objective is the prioritization of public transit, including
the establishment of a single Regional Transit Commission (which has been completed - Niagara
Region Transit) and focusing growth on transit-supportive areas.

For active transportation, the plan mandates the implementation of the Strategic Cycling
Network, which includes key routes in and through Port Colborne. Furthermore, the plan
requires both the Region and all Local Area Municipalities to adopt a "Complete Streets"
approach for all new and reconstructed roads, using the Region’s Design Manual as the
standard.

For Port Colborne, the plan heavily emphasizes Goods Movement. It calls for a Goods
Movement Study and includes policies to protect lands near major freight facilities, specifically
identifying the Welland Canal and marine facilities as key assets.

4.6.1.3 Niagara Region Transit Plan

The Niagara Transit Master Plan, 2025 is a 10-year strategy (2026 to 2035) designed to create a
faster, more reliable, and easier-to-use transit system across the region. For Port Colborne, the
improvements are rolled out in three distinct stages.

Stage 1 (2026 to 2027) focuses on service harmonization and immediate rider needs. Port
Colborne will see an expansion of service hours on its routes, operating from 6 a.m. to
midnight. This stage will also introduce new Sunday service on fixed routes and increase the
availability of specialized and micro-transit services.



Stage 2 (2028 to 2030) brings significant network improvements. Port Colborne will receive two
new community-level fixed routes operating at a 30-minute frequency. The city will also be
integrated into a new regional route originating in Fort Erie and traveling through Port Colborne
to Welland and St. Catharines. Service hours will be expanded again to run from 5:30 a.m. to
1:30 a.m., and the new fixed routes will help reduce trip denials for micro-transit users.

Stage 3 (2031 to 2035) focuses on future growth. This phase includes adding another new
community fixed route to service planned development areas in the city. Micro-transit capacity
will be increased by 25% to adapt to regional growth, and the city will see the introduction of
some overnight services.

4.6.1.4 Port Colborne Official Plan (2013)

The City of Port Colborne's Official Plan, 2013 (2017 consolidation), outlines a transportation
strategy focused on creating a balanced, multi-modal, and accessible network. The plan
explicitly identifies non-automobile modes, particularly walking and cycling, as the preferred
methods of movement. This is supported by a foundational policy to develop "Complete
Streets" that are safe for all users. Specific policies mandate sidewalks on new streets, require
bicycle racks at new non-residential developments, and focus new active transportation
investments in the downtown and waterfront areas. For public transit, the plan supports an
interconnected system coordinated at the regional level.

A portion of the plan addresses goods movement, recognizing Port Colborne's role as a
transportation hub. Policies are designed to protect and support the "Major Port" designation,
encourage rail access, and support the acquisition of abandoned rail corridors for public uses
like trails. The plan recommends managing the impact of freight by designating specific truck
routes to direct heavy traffic away from residential and local collector roads.

The road network is managed through a classification system of Provincial, Regional and
Municipal (arterial, collector, and local) roads (Figure 4-5, following page).



Figure 4-5: Schedule D (Transportation) to the 2013 Port Colborne OP
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4.7 Growth Management Policy Directions

The following summarizes the key growth management policy directions for the new Official
Plan:

e The Official Plan growth management framework should be updated. The updated

growth management framework should include the new 2056 population, housing and
employment forecasts presented in Chapter 3. In addition, the growth management
framework should include an updated intensification target of 30%, a refined urban
structure plan that identifies strategic growth areas in the Downtown, along
Humberstone and include a corridor to connect the two locations and identify

greenfield areas as the focus for new neighbourhoods and the built boundary for the
purposes of measuring/monitoring intensification.



Consider a strategic extension of the urban boundary to promote additional
employment land and economic development opportunities north of the east side
lands. While there is no need to expand the City’s urban boundary for the residential
purpose, the City should consider extending the urban boundary to the north along the
Canal to connect the Asahi Kasei facility to the urban area for additional employment
area development opportunities. At a high level there appears to be a sufficient
guantum of land designated for employment purposes to meet the thirty-year forecast,
however a number of the vacant lands are small, isolated and less attractive for larger
scale industrial development. The rural employment lands to the north of the east side
lands are large, contiguous parcels, with access to existing and planned municipal
services. Furthermore, these lands have access and proximity to highway 140 and the
Welland Canal.

The new Official Plan should include updated infrastructure phasing policies. The City
and Region are undertaking several significant infrastructure improvements in the City.
The new Official Plan should include phasing policies for greenfield areas to align
development timing with water / wastewater infrastructure planning. Given that post-
2051 flows are expected to exceed 80% of the Seaway WWTP capacity, the City should
initiate a Wastewater Master Plan Study or Capacity Review in the medium term to
account for the accelerated growth from the Asahi Kasei project.



5.0 NATURAL HERITAGE

The City of Port Colborne has a number of important and valuable natural heritage features,

such as the Mud Lake Conservation Area which is a complex and diverse ecosystem located
near the old Welland Canal and encompasses a substantial amount of wetland and woodland
habitat; the Lake Erie shoreline area and significant coastal wetlands which include dunes, fish
habitat and is a biodiversity hot-spot supporting a variety of plant and animal species; as well as
a number of significant wetlands, woodlands and other natural heritage features which are
critical to the long-term ecological, economic, and social well-being of the City. These
interconnected natural areas provide essential ecosystem functions such as clean water, air
filtration, flood mitigation, and climate regulation. Updating the City's natural heritage system
policies will help to ensure the resilience and long-term protection of these vital systems
against growing development pressures and the accelerating impacts of climate change.

5.1 Provincial Policy Context

The PPS (2024) sets out a broad framework for natural heritage protection and provides
guidance for the level of protection based on the significance of features and takes into federal
jurisdiction related to fish habitat. Generally, the PPS directs municipalities to protect natural



heritage features and areas for the long term (PPS 2024, 4.1.1) and to define natural heritage
systems in official plans (PPS, 2024, 4.1.3). Natural heritage features and areas include
significant wetlands, significant coastal wetlands and other coastal wetlands, fish habitat,
significant woodlands and significant valleylands, significant areas of naturals and scientific
interest as well as the habitats of endangered and threatened species and significant wildlife
habitats which are important for their environmental and social values as a legacy of the
natural landscapes of an area. A natural heritage system is broader than a collection of natural
features and areas, rather it is a system of natural features and areas and linkages that are
intended to provide connectivity (at the regional and site level) and support natural processes
which are necessary to maintain biological and geological diversity, natural functions, viable
populations of indigenous species and ecosystems. These systems can include:

e Natural features and areas (as defined in the PPS (2024));

e Federal and provincial parks and conservation reserves;

e Other natural heritage features;

e Lands that have been restored or have the potential to be restored to a natural state;
e Areas that support hydrologic functions; and

e Working landscapes that enable ecological functions to continue.

The PPS (2024) directs municipalities to maintain, restore or, where possible, improve the
diversity and connectivity of natural features in an area (4.1.2). Policy 4.1.3 directs
municipalities in Ecoregions 6E and 7E (generally southern Ontario) to identify natural heritage
systems, recognizing that they will vary in size and form in settlement areas, rural areas and
prime agricultural areas.

The PPS also provides guidance for natural heritage protection, enhancement and development
and site alteration. The PPS expressly prohibits development and site alteration within
significant wetlands or significant coastal wetlands (4.1.4). Development and site alteration in
fish habitat or the habitat or threatened and endangered species must be done in accordance
with federal and provincial requirements (4.1.6, 4.1.7). Policy 4.1.5 states that development
and site alteration may be permitted in the following natural heritage features and areas where
it can be demonstrated that there will be no negative impacts on the features or their
ecological functions:

e Significant woodlands;

¢ Significant valley lands;



e Significant wildlife habitat;
e Significant areas of natural and scientific interest; and
e Coastal wetlands (that are not subject to policy 4.1.4).

Lands adjacent to natural heritages features and areas identified above are also subject to
evaluation and must demonstrate that there will be no negative impacts on the natural
features or their ecological functions before development or site alteration can be permitted
(4.1.8). However, nothing in Policy 4.1 of the PPS (2024) is intended to limit the ability of
agricultural uses to continue.

5.2 Niagara Official Plan (2022)

Section 3.1 of the NOP outlines objectives and policies for a regional natural heritage system.
Like the City’s Official Plan, the NOP includes policies for the protection of wetlands,
woodlands, valleylands, wildlife habitat, linkages, buffers, supporting features and areas and
enhancement areas. The NOP’s natural heritage system policies and mapping was last updated
in 2022 as part of the broader exercise to review and update NOP. A number of technical
studies as well as engagement was undertaken as part of the preparation of the NOP’s policies.

The objectives of this section of the NOP include but are not limited to:

e Identify and protect a natural heritage system and water resource system that will form
the natural environment system;

e Recognize the important role of the natural environment systems plays in mitigating the
impacts the climate change by protecting and enhancing natural features;

e Minimize risks to human health and safety and property associated with natural
hazards;

e Consider cumulative impact through watershed planning and the development
application process; and

e Outline the process for environmental impact studies and hydrological evaluation where
they are required to support applications for development or site alteration.

The Region’s natural heritage system (referred to as the Natural Environment System)
distinguishes between lands covered by Provincial Plans and lands outside of Provincial plan
areas. The City of Port Colborne is not located within the Greenbelt Plan Area or the Niagara
Escarpment Plan Area, accordingly the relevant NOP policies are those which pertain to lands
outside of Provincial plans and covered in policy 3.1.9 of the NOP. Generally, the NOP policies
define the natural heritage system in a manner that is consistent with the PPS (2024), however



the NOP provides more details. A few highlights of the NOP’s natural heritage system planning
policies are as follows:

e The NOP prohibits development and site alteration within significant woodlands (policy
4.5.5 of the PPS prohibits development and site alternation unless it has been
demonstrated that there will be no negative impacts on the natural features and
functions, PPS, 2024).

e The NOP elevates the protection status for a variety of features, prohibiting
development and site alteration within other woodlands and areas of natural and
scientific interest unless it has been demonstrated that there will be no negative
impacts on the natural features and functions — the PPS protection framework applies to
significant features.

e The NOP clearly defines the natural heritage system as an “overlay”, which is an
additional layer of regulation that is placed on top of an underlying land use
designation.

e The NOP defines permitted uses for natural heritage features and areas which are
limited to forest, fish, wildlife management, conservation / flood control projects,
infrastructure activities, expansions to existing legally established buildings/structures
under specific conditions and small-scale structures for recreational uses.

e The NOP policy 3.1.9.7 provides more detailed policies for other wetlands (i.e. non
provincially significant wetlands) as well as lands adjacent to natural heritage features
and areas (120 metres for significant wetlands, coastal wetlands and significant
woodlands; 50 metres for other woodlands, significant valleylands, significant wildlife
habitat, habitat of threatened and endangered species and life science areas of natural
and scientific interest).

e The NOP’s Table 3-2 identifies the minimum prescribed buffers for natural heritage
features located outside settlement areas (30 metres for Provincially Significant
Wetlands; 20 metres for significant woodlands; 10 metres for other woodlands; 15
metres for significant valleylands; and 20 metres for life science areas of natural and
scientific interest). The NOP also directs municipalities to establish minimum buffers
through environmental impact studies for lands within the settlement area.

Figure 5-1 on the following page provides an extract of the NOP’s natural heritage system
overlay clipped to the City’s limits. Figure 5-2 illustrates the individual features that comprise of
NOP’s natural heritage system within the City of Port Colborne.



Figure 5-1: Extract of NOP Schedule C1, Natural Environment Overlay
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Figure 5-2: Extract of NOP Schedule C2, Natural Environment System, Individual Features
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The Regional Official Plan also contains “key climate change polices”. These policies are
intended to reduce greenhouse gas emissions and increase resilience, further integrating
climate change into regional operations and services. Among the key climate change policies
within Section 3.1 are policies related to:

e Supporting Features and Areas: lands that have been restored or have the potential of
being restored.

e Enhancement Areas: areas intended to consist of natural self-sustaining vegetation that
increase the ecological resilience and individual key natural heritage features, key
hydrologic features or natural features and areas or groups of such features.

e Linkages: large, medium and small linkages outside of the provincial natural heritage
system and small linkages inside of settlement areas.

e Cumulative Impacts: the impact of multiple environmental stressors that, when
combined with development, can have significant negative consequences for
ecosystems.

e Woodland, Wetland and Riparian Vegetation Cover: which shall be maintained or
enhanced.

¢ Native Species: which are required to be used when planting within the natural
environment system.

¢ Invasive Species: local area municipalities are encouraged to develop policies and
programs that require or promote measures to eliminate and/or manage invasive
species and are discouraged from using non-native invasive species in plantings in new
developments.

5.3 Port Colborne Official Plan (2013)

Chapter 4 of the City’s Official Plan sets out the policies for the protection of natural heritage
features and natural hazard features. The Official Plan aims to take an ecosystem approach to
addressing the interrelationships between air, land, water, plant and animal life and human
activities while preserving the health and integrity of the broader landscape. Official Plan
Schedule B, included as Figure 5-3 below, outlines the City’s natural heritage features.



Figure 5-3: Official Plan Schedule B (Natural Heritage)
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The Official Plan implements the policies set out in earlier PPS versions, promoting the
protection, conservation and, where appropriate, the restoration and enhancement of natural
heritage features and their ecological functions. Development should maintain, enhance or
restore ecosystem health and integrity by avoiding or mitigating negative impacts (4.1.1.f). Site
specific development requiring development approval will require an EIS with buffers between
the natural heritage feature and any adjacent development (4.1.1.i).

The City’s current Official Plan natural heritage system was developed to align with an earlier
version of the NOP, which distinguished between Environmental Protection Areas (EPAs),
Environmental Conservation Areas (ECA) and linkages. EPA are lands where development and
site alteration is not permitted and includes provincially significant wetlands (PSWs),
provincially significant areas of natural and scientific interest (ANSIs), the significant habitat of
threatened and endangered species and natural hazard areas. EPAs are intended for use as
forests, fish and wildlife management and small-scale passive recreational uses. EPAs are



differentiated from ECAs which are lands classified as non-provincially significant wetlands,

significant wildlife habitat, significant woodlands, significant valleylands, habitats of species of
concern and environmental corridors and linkage. ECAs permit a slightly broader range of uses,
including existing uses, conservation uses, flood and erosion control, fish, forestry and wildlife
management as well as passive recreational uses. Development is generally encouraged to
occur outside of EPAs, ECAs and natural hazard areas.

5.4 Policy Gaps, Emerging Issues and
Opportunities

Generally, the current Official Plan is consistent with the underlying principles of the PPS
(2024), as the City’s current plan provides a framework that protects natural areas are for the
long term and recognizes linkages. However, the current Official Plan uses a dated policy
framework, older terminology and is missing policies that are now contained within the PPS
(2024) and the NOP. Natural heritage related policy gaps, emerging issues and opportunities
are outlined below:

e Protecting coastal wetlands: While coastal wetlands are included within the definition
of natural features and areas the City’s Official Plan is silent on the prohibition of
development within coastal wetlands, which is a key natural heritage policy within the
PPS (2024) (4.1.4) as well as the NOP (3.1.9.5.1.b).



e Outdated natural heritage system classifications: The City’s natural heritage system
differentiates between EPAs and ECAs — the classification and level of protection will
need to be updated to align with the PPS (2024) and the NOP’s Schedule C1. The buffer
and adjacent lands policies will also need to be updated to align with the recent NOP
framework.

e Recognizing the impacts of climate change: The current Port Colborne Official Plan does
not contain policies that speak to the impact of climate change on the City’s natural
heritage features and areas. The key climate change policies in the NOP are detailed
above, but include policies related to invasive species (3.1.29), supporting features and
areas (3.1.15) and enhancement areas (3.1.16), other woodlands (3.1.11).

e Promoting connectivity and diversity: Both the NOP (3.1.b) and the PPS (2024) (4.1.2)
state the importance of preserving and enhancing the connectivity and diversity of
natural heritage features. The City’s Official Plan contains policies related to
environmental corridors and linkages (4.3.6) that should be amended to explicitly aim to
maintain, restore or enhance the biodiversity and connectivity of natural features and
their associated ecological and hydrological functions.

e Enhancing natural heritage features and areas: The NOP contains policies related to
woodland cover (3.1.25), wetland cover (3.1.26) and riparian vegetation cover (3.1.27)
that aim to maintain or enhance these natural heritage features. These policies should
be carried down into the new official plan to promote and recognize the importance of
protecting and improving non-provincially significant natural features.

e Standardizing buffer requirements: the City’s Official Plan (4.1.1.j) and the NOP (Table
3-2) contain similar policies for the required buffer between natural heritage features
and proposed buildings or structures of adjacent development. However, the NOP
distinguishes between minimum buffers, for which the buffer width cannot be less than
but may be larger than, and mandatory buffers, for which the NOP states that a buffer is
required but does not provide a minimum and requires the width be determined
through further study (p. 56).

5.5 Recommended Policy Directions for Natural
Heritage

Based on the policy gaps, emerging issues and opportunities identified above, the
recommended policy directions for natural heritage are as follows:



Align protection requirements with provincial and regional policies: Incorporate new
policies that are consistent with and comply with regional and provincial policies related
to the promotion of connectivity, protection of coastal wetlands and the requirement
for minimum and mandatory buffers between natural heritage features and adjacent
development and site alteration. Mandatory buffers would be determined through an
EIS that demonstrates that there will be no negative impacts to the ecological and
hydrological functions of the feature or area.

Adopt key regional climate change policies: Carry forward the NOP policies that are
denoted as “key climate change policies” into Section 3.1 into the new Official Plan.

Update the natural heritage system to align with the NOP: Rather than distinguishing
between environmental protection and environmental conservation areas, the new
Official Plan should adopt an integrated natural environment system approach that
better aligns with provincial and regional policies and links natural heritage features and
areas into a larger system. The natural heritage system should also recognize the
location and mapping of linkages based on the NOP Schedule C2.

Enhance an expanded range natural heritage features: Include new policies that are
focused on protecting, maintaining and enhancing an expanded scope of natural
heritage features and areas from development. These would include non-provincially
significant features like wetland cover, woodland cover and riparian vegetation cover,
which will contribute to building overall system resilience.



6.0 WATER RESOURCES

Water is the single most fundamental resource underpinning community health, environmental
integrity, and sustained economic growth, particularly for Port Colborne, given its location on
Lake Erie and its reliance on the lake for its municipal drinking water supply. Effective planning
requires a shift from managing water merely as a utility to treating it as an integrated ecological
resource, with the watershed serving as the primary planning unit. The City's new Official Plan
will need modernize its policies to address the increasingly complex challenges of source water
protection, climate change adaptation, and sustainable stormwater management to ensure a
safe and resilient water future for all residents and to safeguard the quality of Lake Erie's
coastal waters.

6.1 Provincial Policy Context

The PPS (2024) provides direction for the protection of water resources. Policy 4.2.1,
specifically, directs municipalities to protect, improve, or restore the quality and quantity of
water by:



f)
g)

using the watershed as the ecologically meaningful scale for all long-term planning;
Minimizing potential negative impacts, including cross-jurisdictional and cross-
watershed impacts;

Identifying water resource systems consisting of groundwater features, surface water
features (including shoreline areas), and hydrologic functions;

Maintaining linkages and functions of these systems;

Implementing necessary restrictions on development and site alteration to protect
municipal drinking water supplies and designated vulnerable areas;

Planning for efficient and sustainable use of water resources; and

Ensuring consideration of environmental lake capacity, where applicable.

Additionally, it introduces a stronger, more direct link between water management and climate
change, which requires municipalities to prepare for the impacts of a changing climate that may
increase risks associated with natural hazards like flooding and erosion (5.2.4).

6.2

Niagara Official Plan (2022)

The NOP (2022) provides the detailed regional framework for implementing the above-noted
provincial directions. Of relevance for the City’s Official Plan are the following:

Water Resource System Mapping: The NOP integrates the Water Resource System
directly into its "Natural Environment System." Schedule C3 (Key Hydrologic Areas
Overlay) of the NOP identifies key features such as Significant Groundwater Recharge
Areas and Highly Vulnerable Aquifers that must be protected. Figure 6-1 on the
following page illustrates the NOP’s Schedule C3 (Key Hydrologic Areas Overlay) to the
NOP.



Figure 6-1: Excerpt of Schedule C3 (Key Hydrologic Areas Overlay), NOP
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Watershed Planning Framework (Section 3.2): The NOP establishes a hierarchy for
water management. While the Region takes responsibility for high-level watershed
plans, it directs local municipalities like Port Colborne to undertake subwatershed
studies to inform secondary plans and large-scale development (3.2.3.1).

Source Water Protection (Section 3.3): This section contains legally binding policies that
implement the provincially approved Source Protection Plan. It specifically identifies the
Port Colborne Water Treatment Plant Intake Protection Zones (IPZ-1 and IPZ-2) on
Schedule E. The NOP includes specific prohibitions within these zones, including
restrictions on new waste disposal sites (3.3.2.1), large-scale road salt and snow storage
(3.3.2.3, 3.3.2.4), and new agricultural land uses (3.3.2.7). Figure 6-2 illustrates the
location of the City’s IPZ in the NOP.

Stormwater Management (SWM): The NOP requires local municipalities to develop
stormwater master plans (5.2.1.19) and promotes the use of green infrastructure and
Low Impact Development (LID) to manage runoff, mitigate contaminants, and address
cumulative impacts (5.2.1.18).



Figure 6-2: Excerpt of Schedule E, Intake Protection Zones, NOP
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6.3 Port Colborne Official Plan (2013)

The City’s current Official Plan (2013) contains a solid foundation for water resource
management, though its mapping and terminology predate the current Provincial framework.
Policy and mapping are primarily located in three sections:

e Section 4.1.3 (Surface Water and Groundwater Protection): These policies protect
water resources by restricting development from having negative impacts on water
quality and quantity.

e Section 8.0 (Servicing and Stormwater Management): This chapter includes policies for

stormwater management (Section 8.2) that require SWM plans and encourage the use
of LID.

e Section 8.3 (Source Water Protection): The current Official Plan contains a dedicated
Source Water Protection section and map (Schedule H). This section already identifies
the City’s IPZ-1 and IPZ-2 and includes many of the specific prohibitions (e.g., on road
salt, snow storage, and new agricultural uses) that are mirrored in the NOP.

The current Official Plan also includes a policy that states the City "shall participate" with the
Region and the NPCA in the preparation of watershed plans (4.1.2.3). Regarding mapping, the
current Official Plan identifies Vulnerable Aquifer Areas on Schedule B3 and Streams/Fish
Habitat on Schedule B. However, it does not currently contain a consolidated "Water Resource
System" map that integrates these features with Significant Groundwater Recharge Areas, as
required by latest PPS and the NOP.



6.4 Policy Gaps, Emerging Issues and

Opportunities

While the current Official Plan is largely consistent with the provincial framework, particularly

on source water protection, there are key gaps and opportunities to modernize the policies to
align with the NOP and PPS.

Taking a passive approach to watershed planning: The current policy to "participate" in
watershed planning (4.1.2.3) is passive. The NOP (2022) now assigns local municipalities
the direct responsibility of preparing subwatershed studies to inform secondary plans
and new growth areas (3.2.3.1). The new Official Plan should adopt this more active and
specific role.

Missing the link to climate change: The current Official Plan does not explicitly link its
water resource and natural hazard policies to climate change adaptation. The PPS
(2024) now requires municipalities to plan for and mitigate risks from a changing climate
(5.2.4). This is a significant policy gap that must be addressed to ensure the City is
planning for future conditions, not just current ones.

Modernizing stormwater management: The current Official Plan "encourages" LID
(8.2e). The new provincial and regional policies require a more robust and integrated
approach. The new Official Plan must elevate this policy to require integrated SWM
master plans for new development areas and mandate LID and green infrastructure as
fundamental components of stormwater design, rather than just an option.

Directly aligning on source water protection: The policies in the current Official Plan
(Section 8.3) and the NOP (Section 3.3) are intended to implement the same Source
Protection Plan. While they are very similar, the NOP policies are the most current,
provincially approved version. For example, the NOP policy (3.3.2.6) for SWM plans in
the IPZ is more specific than the current Official Plan’s policy (8.3f). To ensure legal
conformity and eliminate ambiguity, the new Official Plan should adopt the NOP policies
and mapping verbatim, as they represent the binding legal framework.

Mapping the Water Resource System: The current Official Plan mapping is fragmented
across Schedule B (Natural Heritage) and Schedule B3 (Vulnerable Aquifers). To align
with the PPS (2024) and NOP, the new Official Plan should consolidate these features
into a Water Resource System overlay that includes Significant Groundwater Recharge
Areas, consistent with NOP Schedule C3.



6.5 Recommended Policy Direction for Water

Resources

The following policy directions are recommended to guide the drafting of the new Official Plan:

Adopt Regional source water protection policies: Replace the current Official Plan
Section 8.3 and Schedule H entirely with the NOP’s policies and mapping of Section 3.3
and Schedule E, respectively. This will help to ensure the new Official Plan is compliant
with the Clean Water Act and legally implements the binding policies of the Source
Protection Plan.

Integrate the NOP watershed planning framework: Introduce new policies that
formally adopt the watershed planning hierarchy from the NOP (Section 3.2). The new
Official Plan shall require the completion of a subwatershed study, to the satisfaction of
the City, Region, and NPCA, as a prerequisite for any new secondary plan or large-scale
development proposal in a designated greenfield area (3.2.3.1).

Introduce a climate change adaptation lens: Draft a new overarching policy framework
that explicitly links the management of water resources, natural hazards, and
stormwater systems to climate change adaptation. This framework must align with the
new directive in the PPS (5.2.4) to ensure the City prepares for and mitigates future risks
from extreme weather, flooding, and erosion.

Mandate modern stormwater management: Update stormwater policies (from Section
8.2) to require integrated Stormwater Management Master Plans for new development
areas, consistent with NOP (5.2.1.19). These policies shall mandate the use of Low
Impact Development (LID) and green infrastructure as the primary approach for
managing runoff, protecting water quality, and addressing cumulative impacts,
consistent with the PPS (3.6.8).

Maintain general water protection policies: Carry forward the intent of the current
Official Plan’s general water protection policies (e.g., Section 4.1.3) that restrict
development from negatively impacting water quality and quantity, ensuring they are
consistent with the language and intent of the PPS (4.2.1).

Identify and Map the Water Resource System: Update the City's mapping schedules to
identify the Water Resource System, including Significant Groundwater Recharge Areas
and Highly Vulnerable Aquifers, consistent with NOP Schedule C3. This will satisfy the
PPS (2024) requirement to identify these systems.
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7.0 AGRICULTURE

Agriculture is an important economic activity and an integral part of the landscape and identity

of Port Colborne. The majority of the City’s lands are outside of settlement areas and are
classified as prime agricultural lands. Recognizing this importance, the Province and Region
have adopted an Agricultural Systems Approach that requires the City's new Official Plan to not
only protect the farmland base but also to foster the entire agri-food network—from the fields
to processing and local sales. Updating the Official Plan is essential to align local policy with
these provincial and regional directives, providing clear direction for permitted uses, promoting
agri-tourism and value-added activities, and ensuring the long-term viability and resilience of
Port Colborne's farming community against the pressures of development and land use conflict.

7.1 Provincial Policy Context

Section 4.3 of the PPS (2024) sets out policies related to the use, protection and promotion of
agricultural activities throughout the Province. Planning authorities are to use an agriculture
systems approach to maintain and enhance the agricultural land base and foster the long-term
economic prosperity and productive capacity of the agri-food network (4.3.1.1). Permitted uses
and activities in agricultural areas are limited to agricultural uses, agriculture-related uses and



on-farm diversified uses, (4.3.2.1). Agriculture-related and on-farm diversified uses must be
compatible with and not hinder surrounding agriculture operations, based on (4.3.2.1). A
principal dwelling associated with an agricultural operation is also a permitted (4.3.2.4). Where
residential dwellings are a permitted use, up to two additional dwelling units are also
permitted, granted that one is located in or attached to the principal dwelling and any other
additional dwelling unit complies with criteria set out by the Province that served to preserve
the agricultural use of the property (4.3.2.5). Non-agricultural uses are permitted in prime
agricultural areas for the extraction of minerals, petroleum resources and mineral aggregate
resources provided that the site will be rehabilitated. Limited non-residential uses are also
permitted provided they demonstrate that the use is necessary, does not impact agricultural
uses and that there are no reasonable alternative locations (4.3.5.1). Impacts from new or
expanding uses are to be avoided or where avoidance is not possible, minimized and mitigated
as determined through an agricultural impact assessment (4.3.5.2)

The PPS (2024) discourages lot creation in prime agricultural areas and only permits them in
accordance with provincial guidance. This guidance dictates appropriate and minimum lot sizes
for agricultural and agriculture-related uses and prohibits new dwellings and additional
dwelling units on remnant parcels of properties severed because of farm consolidation
(4.3.3.1). The removal of lands from prime agriculture areas is only permitted for expansion of
or identification of settlement areas (4.3.4.1).

Finally, planning authorities are encouraged to support local food and to facilitate near-urban
and urban agriculture and to foster a strong agri-food network (4.3.6.1).

7.2 Niagara Official Plan (2022)

The NOP takes the agricultural systems approach set out in the PPS (2024) and takes it further
by acknowledging the connection between the region’s agricultural and natural environment.
The NOP also notes the contributions of these systems to the region’s resilience and ability to
adapt to climate change. The objectives of the NOP are to:

e Facilitate a strong, diverse and resilient agricultural economy;
e Protect the region’s agricultural land base;

e Ensure agriculture is the predominant land use in specialty crop areas and prime
agricultural areas;

e Restrict and control non-agricultural uses to minimize potential conflicts;

e Protect speciality crop areas and prime agricultural areas from fragmentation;



e Protect and recognize rural lands as part of the agricultural system;

e Provide for a limited amount of non-agricultural residential development on rural lands;
and

e Recognize and control changes to existing uses to ensure a viable agricultural system.

Schedule F of the NOP delineates prime agricultural lands, speciality crop area, rural lands, and
urban and rural settlements. Lands within the City’s limits are predominantly designated as
Prime Agricultural Areas in the NOP, along with several other locations identified as Rural Lands
along the Welland Canal and Lake Erie Shoreline. Figure 7-1 provides an excerpt of Schedule F
from the NOP:

Figure 7-1: Excerpt, Schedule F Agricultural Land Base, NOP
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The remainder of Section 4.1 provides for the protection of the region’s agricultural land base,
specialty crop areas and prime agricultural areas and seeks to minimize conflicts between
agricultural and non-agricultural uses by preventing their location in specialty crop areas or
prime agricultural areas. The NOP also discourages lot creation within the agricultural system,
unless the new lot meets specified conditions. The NOP then sets out various requirements for
lot creation in specialty crop areas and prime agricultural areas that are consistent with and
expand on the policies in the PPS (2024).



The NOP also provides additional policy direction to better define the distinctions between

agricultural uses, agriculture-related uses and on-farm diversified uses. These distinctions are

based on provincial guidelines and are as follow:

Agricultural uses: growing of crops or raising of livestock, raising of other animals for
food or fibre, aquaculture, apiaries, agro-forestry, maple syrup production and
associated on-farm buildings and structure.

o Examples: cropland, pastureland, barns and other associated buildings and
structures.

Agriculture-related uses: may or may not be on a farm, farm-related commercial or
industrial use, compatible with surrounding agricultural operations, directly related to
farms in the area, supports agriculture, provides products or services to farms, benefits
from proximity to farms.

o Examples: processing of agricultural products, farm equipment repair shop,
agriculture research centre.

On a farm, secondary uses: should be limited in area, includes but is not limited to,
home occupations, home industries, agri-tourism uses and value-added uses,
compatible with surrounding agricultural operations

o Examples: agri-tourism uses, pick your own operation, home occupations.

Section 4.1.7.4 through 4.1.7.9 detail the corresponding policies for these uses, detailing the

requirements and the criteria that will be considered as part of the development application

process. The remainder of this section of the NOP concerns rural lands, non-agricultural uses on

rural lands and existing non-conforming uses in the agricultural system. These sections are

consistent with PPS (2024) policies and permit limited amounts of non-agriculture related

development subject to the policies in Sections 4.1.8 and 4.1.9 and 4.1.10.



7.3 Port Colborne Official Plan (2013)

The City’s current Official Plan does not have a stand-alone schedule illustrating prime
agricultural lands. Rather, agricultural lands and rural area are depicted on the overall City-
Wide Land Use Schedule A. See Figure 7-2 for additional details.

Figure 7-2: Official Plan Schedule A (City-Wide Land Use)

Port Colborne
City of Niagara Falls Official Plan

Schedule A: City-Wide Land Use
Municipal Boundary

Urban Area Boundary
EPA

ECA

Agricultural

City of Welland

Hamlet

Urban Residential

BEan00

Rural
Downtown Commercial
Commercial Plaza

Highway Commercial
Marine Commercial
Industrial / Employment Area

FERRERE|

8

81T P04 |0 UMOL

Mineral Aggregate Operation

3
2
£
B

Gateway Economic Centre

Rural Employment
Parks and Open Space
Private Open Space

Special Study Area

Secondary Plan Area

Major Port

Former Waste Management
Facility

*© 00N

The predominant uses of agricultural lands are to include but not be limited to:
e The cultivation of crops on a commercial basis;
e The storage and processing of produce grown on the premises;
e The raising of livestock;

e Greenhouses;



e Small-scale agri-tourism;
e Value-added agricultural activities;

e Specialty agricultural uses such as an agricultural research station, fertilizer or seed
depot, feed mill, sawmill or kennel (provided the uses are compatible with adjacent
uses); and

e Agriculture related accessory uses, including the sale of products from the farm
operation.

The general policies of the Official Plan describe the City’s intent to protect and preserve lands
in the agricultural areas and reduce conflicts with agricultural activities for the long term. They
include specific requirement for greenhouses and livestock barns, stating that these uses are
permitted but may require assessments, additional plans and be subject to site plan control. It
also includes policies that limit the scale, impacts (traffic, infrastructure) and water usage of
agri-tourism and specialty agricultural uses.

Bed and breakfast facilities and other uses that produce market value-added agricultural
products may be permitted as secondary uses to the principal use of a property that is
designated Agriculture, so long as:

e The use is compatible with farm operations;
e Any value-added agricultural products are from the farm operation on the property;
e The use is small-scale and ancillary to the primary farm operation;

e The use does not adversely affect the use and enjoyment of adjacent farm or rural
properties, the cultural and rural character of the area and the natural environment;
and

e All of the property remains designated and zoned Agriculture.

The current Official Plan also recognizes value-added agricultural activities, noting that they are
those activities that bolster the competitiveness, adaptability, diversification or improvement of
agriculture, sustainability or the understanding of agriculture by the public.

The current Official Plan contains policies related to severances and lot creation. Policies
concerning severances that occur as a result of amalgamation of farm properties remain
consistent with the PPS (2024). However, policies related to general severances and lot creation
do not specify a minimum lot size that would be considered appropriate for the type of uses
common in the area or a size that would maintain flexibility for future changes.



7.4 Policy Gaps, Emerging Issues and
Opportunities

The PPS (2024)’s and NOP’s policies related to agriculture have changed substantially since the
Port Colborne Official Plan was adopted. The following policy gaps and opportunities exist to
make the new Official Plan more consistent and compliant with provincial and regional policies.

e Taking an agricultural systems approach: The PPS (2024) defines the agricultural system
as one that is comprised of a group of inter-connected elements the collectively create a
viable, thriving agri-food sector. It is composed of both the agricultural land base (prime
agricultural and specialty crop areas) and the agri-food network (agricultural operations,
infrastructure, services and assets). It is now mandatory under provincial policy for
official plans to implement an agricultural systems approach that protects both
components mentioned above.

e Embracing the agri-food network opportunities: Planning authorities are encouraged to
support local food systems and facilitate near-urban and urban agricultural uses with
the goal of fostering a robust agri-food network. The current Official Plan is silent on the
topic of urban and near-urban agriculture and should explore the potential of
stimulating growth in this sector within it’s urban limits.

e Moving away from outdated nomenclature: The current Official Plan differentiates
between secondary agricultural uses and value-added agricultural uses. This framework
is no longer used by either the Province or the region and should be removed from the
Official Plan and replaced with the updated distinction between agricultural, agriculture
related, and on-farm diversified uses contained within the PPS (2024) and the Regional
Official.

e Broadening the economic development opportunities for farmers: The City’s Official
Plan does not contain a definition for agri-tourism or policies which would explicitly
encourage agri-tourism and related activities. The plan is also silent with respect to on-
farm diversified uses. A more robust set of policies which expressly promotes and
permits a full range of agri-tourism and on-farm diversified uses would help to
strengthen the support farming in the City.

e Mitigating, minimizing and avoiding conflict: While the City’s Official Plan contains
policies that restrict non-agricultural uses in agricultural areas the older framework is
less explicit in its direction to avoid, minimize and mitigate conflicts between non-
agricultural uses and existing farming operations.



e Additional Dwelling Units: Provincial policy regarding residential allowances have
changed to permit two additional residential uses (where a dwelling is a permitted use).
The new Official Plan must reflect these changes and expand the permissions for
dwelling units on agricultural properties.

7.5 Recommended Policy Direction for
Agriculture

The recommended policy direction for the new Agriculture policies of the City’s Official Plan are
as follows:

e Ensure consistency with PPS (2024) policies and direction: The agricultural policies Port
Colborne Official Plan must be consistent with the PPS (2024) as it relates to taking an
agricultural systems approach, lot creation for the purpose of infrastructure and
permitting two additional dwelling units on agricultural policies. The new Official Plan
should also include policies and definitions that acknowledge the differences between
agricultural, agriculture-related and on-farm diversified uses. Agri-tourism and urban
and near-urban agricultural activities should also be included and promoted in the
policies of the new Official Plan. The NOP and the Ministry of Agriculture’s Guidelines on
Permitted Uses in Ontario’s Prime Agricultural Areas provide sufficient direction for
updating the City’s range of permitted uses and policies and should be used as a guide
for the new Official Plan.

e Further protect prime agricultural areas: Both the PPS (2024) and the NOP prohibit the
removal of prime agricultural lands by planning authorities unless it is for the purpose of
expanding or identifying settlement areas. The new Official Plan should carry forward
these policies and prohibit the removal of agricultural lands with very limited prescribed
exceptions.

e Require agricultural impact assessments (AlAs): New policies that require AlAs for non-
agricultural development proposed or adjacent to agricultural areas should be included
within the new Official Plan. These policies, which would align the new Official Plan with
the PPS (2024) and the NOP and would require an applicant to demonstrate how
development avoids, minimizes and mitigates any adverse impacts on the agricultural
system.

e Study compatibility: Updated policies that aim to minimize land use conflicts between
agricultural and non-agricultural uses by using buffers and separation distances must be
included in the new Official Plan.



e Additional Dwelling Units: The new Official Plan should include permissions for
additional dwelling units on agricultural properties.



8.0 MINERAL & PETROLEUM
RESOURCES

Port Colborne’s location in south Niagara means that it has an abundance of geological wealth

in mineral aggregate resources, stemming from two main sources. Bedrock aggregates, like
limestone, are sourced from the Paleozoic layers that underlie the area, close to the surface,
and are part of the broader Niagara Escarpment structure. The sand and gravel aggregates
were deposited later by melting glaciers and ancient glacial lakes (lacustrine deposits), which
sorted and layered these materials across the landscape. This combination of durable bedrock
and abundant glacial deposits makes the City naturally rich in construction materials.

Mineral aggregate resources are essential, non-renewable materials that form the foundation
of modern infrastructure, including the roads, buildings, and industrial facilities. Given the
numerous challenges with resource extraction, municipalities in Ontario are directed to adopt a
robust planning framework to balance the need to protect these known deposits for long-term
use with the need to mitigate the environmental and social impacts of resource extraction,
particularly near sensitive Lake Erie coastal areas. Updating the Official Plan is critical to
ensuring the efficient supply of aggregates, promoting their conservation and progressive
rehabilitation, and establishing clear, consistent policies for managing extraction in alignment



with the latest provincial and regional mandates. A similar policy framework for the protection
of petroleum resources is also required, given the large amount of land within the City’s
boundaries which are classified as petroleum resource areas.

8.1 Provincial Policy Context

Mineral aggregate resources refer to a variety of naturally occurring materials prescribed under
the Aggregate Resources Act, such as sand, gravel and limestone that are essential for
construction and infrastructure development. The PPS (2024) recognizes mineral aggregates as
a valuable non-renewable resource that must be protected for long-term use and supply. The
key policy direction to municipalities under the PPS (2024) are as follows:

e Mineral aggregate resources shall be protected for long term use and known deposits
are to be identified in Official Plans (4.5.1).

e Mineral aggregate resources are to be available as close to market as possible (4.5.2.1).

e Extraction is to be undertaken in a manner that minimizes social, economic and
environmental impacts (4.5.2.2).

e Mineral aggregate conservation shall be undertaken where feasible (4.5.2.3).

e Mineral aggregate operations shall be protected from development activities that would
preclude / hinder future expansion or continued use (4.5.2.4).

e Existing operations are permitted to continue without the need for official plan
amendments, rezoning, etc. under the Planning Act (4.5.2.4).

e Where there is potential conflict between potential future extraction based on the
location of known mineral aggregate resources and uses on adjacent lands,
development activities are only permitted where the resource extraction is not feasible,
the proposed development use serves a greater long term public interest or there are
issues of public health and safety (4.5.2.5).

e Aggregate resource extraction is considered to be an interim use. Progressive and final
rehabilitation is required to accommodate subsequent uses and to promote land use
compatibility (4.5.3.1). In instances where there are multiple operations in close
proximity to one another, the Province encourages comprehensive rehabilitation
(4.5.3.2).



e Extraction is permitted on prime agricultural lands provided impacts on the agricultural
system are addressed and that the lands will be rehabilitated back to an agricultural
condition (4.5.4.1), except in instances where the depth of extraction makes restoration
unfeasible, and rehabilitation elsewhere is maximized (4.5.4.2).

e Wayside pits and quarries, portable asphalt and concrete plants used by public
authorities are permitted without the need for an Official Plan Amendment.

8.2 Niagara Official Plan (2022)

Chapter 4.3 of the Region’s Official Plan provides guidance for mineral aggregate resources. The
policies of this section were updated in 2022 and are more recent than the City’s 2013 Official
Plan. The Region’s policies focus on the goal of protecting these finite resources—including
sand, gravel, stone, and shale—from incompatible land uses that could hinder future
extraction. The policies also aim to ensure the efficient extraction, processing, and
transportation of aggregates while actively minimizing social, economic, and environmental
impacts. Relevant policies include:

e To prevent future conflicts, new development is restricted near known deposits (300
metres for sand/gravel, 500 metres for bedrock) and existing operations (500 metres
and 1,000 metres, respectively), requiring the applicant to provide satisfactory
mitigation at their own cost if development proceeds.

e New mineral aggregate operations are prohibited within settlement areas and must
avoid specific key natural heritage features, such as provincially significant wetlands or
endangered species habitat. Applications for new operations are complex, requiring an
amendment to the Plan and a comprehensive review.

e Extraction must minimize social, economic, and environmental impacts, including
protecting water resources (especially where extraction is below the water table) and
mitigating noise, dust, and vibration. In prime agricultural areas, an Agricultural Impact
Assessment is required, and extraction is considered an interim use.

e Progressive and final rehabilitation is mandatory, recognizing that extraction is
temporary. Rehabilitation plans must aim to maintain or enhance ecological value. In
agricultural areas, the land must be restored to an agricultural condition, though
exceptions exist for deep extraction below the water table.

e Logistically, mineral aggregate truck traffic must be directed away from settlement
areas utilizing Provincial and Regional roads, and Haul Route Agreements may be



required. The policies also encourage conservation through the recycling of aggregates
and the wise use of on-site resources prior to development.

8.3 Port Colborne Official Plan (2013)

Chapter 10 of the City’s Official Plan provides guidance for mineral aggregate resources,
mineral aggregate operations and petroleum resources. Known aggregate and petroleum
resources are illustrated on Schedule C, along with Mineral Aggregate Operations and active
gas wells. An excerpt of Schedule C is shown below on Figure 8-1. Chapter 10 generally
implements the policies of the PPS (2024) and provides guidance to ensure that the resources
are protected for the long term and includes more detailed policies to address land use
compatibility within 300 metres of known deposits (10.1). The Official Plan also includes policies
to guide future applications for mineral aggregate extraction (referred to as
Aggregate/Extractive Industrial Sites), requiring Regional Official Plan Amendment, Zoning by-
law amendment, site plan and other application information including pre-consultation
guidance and study requirements.

8.4 Policy Gaps, Emerging Issues and
Opportunities

The following summarizes the key policy gaps, emerging issues and opportunities with respect
to mineral aggregate and petroleum resources:

e An opportunity for a more robust framework: The City’s current Official Plan policies
for mineral aggregate resources are based on an earlier version of the PPS and no longer
align with the PPS (2024). The Region of Niagara’s aggregate resource policies were
prepared under the 2020 PPS and provide a more up to date set of policies to guide
resource protection and management.

e There is an opportunity to improve the legibility of the schedules. The mapping for
mineral aggregate resource areas and petroleum resources is generally consistent with
the NOP, however there is an opportunity for cartographic improvements to enhance
the legibility of the schedules. The schedules should be prepared as separate schedules
(currently combined on one figure in the 2013 Official Plan).

e Additional guidance needed for petroleum resource areas. The City’s current Official
Plan has very basic policy guidance with respect to development in proximity to existing
petroleum wells and is largely silent on how development is to occur or be restricted on



petroleum resource areas. New direction related to abandoned petroleum wells is also
required to be added to the new Official Plan.

Figure 8-1: Official Plan Schedule C (Mineral Aggregate and Petroleum Resources)
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8.5 Recommended Policy Direction for Minerals
and Petroleum Resources

The following are the key policy directions for mineral aggregate and petroleum resources:

e A new set of policies is needed to facilitate the protection of aggregate resources for
long term extraction. The Region of Niagara’s policies under the NOP’s section 4.3
provide a reasonable starting point for drafting new policies as they generally conform
to the intents of the PPS (2024) around matters related to protection of operations,
conservation, extraction in prime agricultural lands, temporary wayside pits and
qguarries and rehabilitation.



Policies to address abandoned petroleum wells: The NOP and the City’s current plan do
not provide policy guidance related to the proper plugging or capping of abandoned
petroleum wells. Direction should be provided on the process for making these wells
safe in the event of their discovery during proposed development.

New policies are needed for the protection of petroleum resources. The current plan is
largely silent on the policy implications of the City’s vast area of petroleum resources —
section 4.4 of the NOP provides a good foundation for updating the City’s Official Plan
policies and should be used as a template for the new Official Plan.



9.0 CULTURAL HERITAGE
AND ARCHAEOLOGY

Port Colborne's history is etched into its landscape, representing layers of settlement that
began with the deep Indigenous heritage of the Niagara region, followed by the establishment
of early European farms and into the 19th and early 20th century with industrialization. Its
defining historical feature, however, is its strategic role as the southern gateway to the Welland
Canal, which transformed the community into a vital port and industrial centre beginning in the
19th century. Conserving this cultural heritage and archaeology—from its earliest Indigenous
sites to the massive engineering works of the Canal—is not just a regulatory requirement but a
powerful way to foster civic identity and promote tourism. The City's new Official Plan has an




opportunity to modernize its approach by adopting balanced cultural heritage and protection
strategies which will help conserve the past and provide opportunities for economic
development.

9.1 Provincial Policy Context

The PPS (2024) policies related to cultural heritage state that:

e Protected heritage property, which may contain built heritage resources and cultural
heritage landscapes shall be conserved (4.6.1); and

e Planning authorities shall not permit development and site alteration on adjacent lands
to protected heritage property unless the heritage attributes will be conserved (4.6.4).

As it relates to archaeology, the PPS (2024) does not permit development and site alteration on
lands containing archaeological resources or areas of archaeological potential unless the
significant archaeological resources have been conserved (4.6.2).

Planning authorities are encouraged to develop and implement:
e Archaeological management plans for conserving archaeological resources (4.6.4.a); and

e Proactive strategies for conserving significant built heritage resources and cultural
heritage landscapes (4.6.4.b).

9.2 Niagara Official Plan (2022)

9.21 Cultural Heritage

The key objectives of the Regional Official Plan’s cultural heritage policies under Section 6.5 are
to:

e Support the identification, conservation, wise use and management of cultural heritage
resources; and

e Promote the Welland Canal Cultural Heritage Landscape as a multi faceted cultural
heritage destination.

To foster a sense of place and benefit communities (including First Nations and Métis
communities) significant cultural heritage resources shall be conserved and local area
municipalities are encouraged to:

e Designate properties of cultural heritage value or interest, either individually or as part
of a larger area or Heritage Conservation District, under the Ontario Heritage Act;



e Develop and use cultural master plans to inform decision making;

e Consider the use of heritage impact assessment in conserving cultural heritage
resources on a community planning basis; and

e Local municipalities must also advise the region of properties of cultural heritage value
or interest that have been designated or listed on the register under the Ontario
Heritage Act.

Development and site alteration on protected heritage property or adjacent lands shall not be
permitted except where it has been evaluated through a heritage impact assessment, and it has
been demonstrated that the heritage attributes of the protected heritage property will be
conserved (6.5.1.5). It is the Region’s responsibility to maintain cultural asset mapping of fixed
resources to assist in the review of development applications (6.5.1.6).

The Welland Canal Cultural Heritage Landscape is not defined within Section 6.5.2 of the NOP,
but local area municipalities are encouraged to identify and refine its boundaries in their official
plans. Local area municipalities are also encouraged to designate properties of cultural heritage
value or interest within the Welland Canal Cultural Heritage Landscape for conservation under
the Ontario Heritage Act and to use other available tools to support conservation as
appropriate. The NOP directs local area municipalities to provide policy direction in their official
plan for the following within the Welland Canal Cultural Heritage Landscape:

e Open space, parks and recreation opportunities;

e Site and architectural design of properties that reflect the themes found within the
landscape;

e Preservation of cultural heritage resources; and

e Development and site alteration on lands within the landscape.

9.2.2 Archaeology

The NOP recognizes the importance of conserving both Indigenous and European archeological
resources and the potential to commemorate significant archaeological discoveries. Section 6.4
of the NOP seeks to:

e Support the identification of archaeological resources and areas of archaeological
potential; and

e Ensure archaeological resources are conserved in accordance with provincial
requirements.



The Region is tasked within preparing and maintaining an Archaeological Management Plan
that contains mapped areas of archaeological potential, as shown on Schedule K. The
Archaeological Management Plan (AMP) is to be reviewed every five years in consultation with
First Nations and Indigenous communities and local area municipalities, the development
community and the public. A Memorandum of Understanding between the region and local
area municipalities will be the vehicle to address the process for managing archaeological
information necessary to implement the AMP. Figure 9-1 presents an extract of Schedule K.

Figure 9-1: Excerpt of Archaeological Potential, Schedule K, NOP
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As illustrated on Figure 9-1, a large portion of the City is identified as having archaeological
potential.



Section 6.4.2 of the NOP contains policies that implement the archaeological conservation
policies set out in the PPS (2024). These policies prohibit development and site alteration on
lands containing archaeological resources or areas of archaeological potential unless significant
archaeological resources have been conserved. Where there is the potential for marine
features a marine archaeological assessment shall be conducted by a licensed archaeologist
pursuant to the Ontario Heritage Act. Where a site proposed for development is located within
an area of archaeological potential, local area municipalities are required to circulate the
application and a Stage 1 Archaeological Assessment (and Stage 2 where required) to the region
as part of a complete application. Local area municipalities are encouraged to support the
conservation of archaeological resources by reviewing municipal projects to determine impacts
upon potential archaeological resources and requiring an archaeological assessment if the lands
are:

e Located within an area of archaeological potential as indicated in the AMP;
e The municipality’s archaeological potential mapping; or

e Where an archaeological site has been previously registered on the property.

9.3 Port Colborne Official Plan (2013)

Section 7 of the City’s current Official Plan provides policies and direction for the identification
and conservation of cultural heritage features and archaeological resources within the City. The
intent of the Official Plan’s policies to ensure the protection and enhancement of cultural
heritage assets.

For historic structures and heritage conservation districts the Official Plan’s policies:

e Encourage the designation of historic buildings, structures and land under the Ontario
Heritage Act;

e Support the protection and enhancement of cultural and heritage assets, including the
establishment of Heritage Character Areas and Urban Design Guidelines that can
preserve and guide new development or redevelopment;

e Require a heritage impact assessment by a qualified person to demonstrate that the
heritage attributes of a property will be conserved prior to alterations to a designated
heritage property;



e Require new development permitted by the land-use policies and designation of the
Official Plan to conserve cultural heritage resources and incorporate these resources
and the context in which they are situated into new development plans; and

e Permit development and site alteration on adjacent lands to a protected heritage
property where it has been demonstrated that the heritage attributes of the protected
heritage property will be conserved.

The Official Plan also includes policies that enable the City to establish a Municipal Heritage
Committee, pursuant to the Ontario Heritage Act.

Section 7.3 of the City’s Official Plan contains four policies related to the conservation of
archaeological resources. The first requires a minimum of a Stage 1 Archaeological Assessment
to be submitted to the Ministry of Tourism Culture and Sport (MTCS) for approval where
development is proposed on land which are determined to have archaeological potential by the
City, the Region or the MTCS. The second states that further assessment may be necessary
based on the results of the Stage 1 Archaeological Assessment. The third relates to the
retention and protection of pioneer cemeteries and the fourth is related to development and
site alteration on lands containing archaeological resources or areas of archaeological potential
and the protection of significant archaeological resources.

9.4 Policy Gaps, Emerging Issues and
Opportunities

The cultural heritage and archeological-related policy gaps, emerging issues and opportunities
are summarized below:

e Reimagining the Welland Canal Gateway: The NOP identifies the Welland Canal as a
Cultural Heritage Landscape (CHL). As a functioning major economic development
corridor, the NOP’s identification as a CHL has been met with a degree of jurisdictional
resistance. The current Port Colborne Official Plan does not contain detailed policies
related to this cultural heritage landscape and does not address the interrelationship of
the built, natural and archaeological features that may exist along this defined area.
Given the Welland Canal’s status as a National Historic Site of Canada, a gap exists in
using this national prestige to drive local land use and urban design policies. There is an
opportunity for the City to consider how best to address the NOP’s CHL designations
and policies in the new Official Plan.



Archaeological Management Planning: While the region has an AMP, the City’s Official
Plan does not contain sufficiently detailed policies on how it will implement the regional
AMP or the region’s archaeological potential mapping and conservation strategies on a
local level.

Archaeological mapping: The City has historically relied on the Region’s mapping to
identify areas of archaeological potential and does not have policies or a schedule that
speak to the identification of these areas.

A focus on historic significance: The current official plan places its emphasis on the
historic nature, age and features of cultural heritage features when determining their
significance and need for protection and conservation. Rather than a focus on history,
the PPS emphasizes the contribution of a built heritage resource on a property’s cultural
heritage value, which may include its history, but also its age and association with a
significant event or person as defined under the Ontario Heritage Act.

Protected vs. significant resources: The PPS (2024) has reduced the minimum
mandatory protection standard from “significant cultural heritage resources” (which
included non-designated but evaluated properties) to only protected heritage property,
which are properties designated on the Ontario Heritage Act. The current Official Plan
relies on an older, broader PPS standard of protecting significant resources.

9.5 Recommended Policy Direction for Cultural

Heritage and Archaeology

Based on the policy gaps, emerging issues and opportunities identified above, the following

policy directions for the cultural heritage and archaeology are recommended:

Consider the “Welland Canal National Heritage Corridor”: The new Official Plan should
include a local policy framework that celebrates and protects the canal’s national
significance, in line with its role as a working waterway. Some potential considerations
include:

o Archaeological potential: Identifying lands within a specific buffer of the canal as
having high archaeological potential, requiring at least a Stage 1 Archaeological
Assessment for new development applications to check for buried cultural
remnants;



o Marine Industrial Design: Developing architectural and site design guidelines for
the Downtown and Waterfront that reflect the City’s marine heritage;

o Standards for Municipal Work: Providing direction for municipal projects
adjacent to the canal to consider the Standards and Guidelines for the
Conservation of Historic Places in Canada; and

o Viewshed Protection: Identifying and protecting key viewpoints from the
Downtown and Waterfront to the canal to maintain the historic visual
connection.

Carry forward regional archaeological potential policies and update municipal
mapping: The City’s new Official Plan should carry forward the NOP’s policies and
conduct an update to the NOP’s mapping regarding archaeological resources as part of
the determination of appropriate studies required with a development application.

Consider cultural heritage impact assessments: The City should explore the inclusion of
policies that would require a Cultural Heritage Impact Assessment (CHIA) for
development or site alteration proposed on, or adjacent to identified cultural heritage
resources to determine impacts and outline mitigation measures, ensuring the scale,
design and land use of new development or site alteration is compatible with the
heritage context.

Build relationships with First Nations and Indigenous communities: The new Official
Plan has the opportunity to include explicit and robust policies regarding early and
meaningful consultation with First Nations and Indigenous communities on
archaeological potential and findings, similar to the policies in the NOP, which would
ensure that conservation efforts reflect Indigenous interests, rights and protocols.

Update the approach to heritage conservation: The City’s new Official Plan should take
a proactive approach to conservation, by developing and implementing proactive
strategies for conserving built-heritage resources and cultural heritages landscapes,
aligning with the PPS’s (2024) encouragement for municipalities to go beyond the
minimum.



10.0SUMMARY

10.1 Summary of Recommended Policy

Directions

The following subsections provide a summary of the key policy directions for the City’s new OP.

10.1.1 Policy Context

The City’s current Official Plan (2013) is outdated (planning to 2031) and does not reflect
any of recent changes to the Planning Act, PPS (2024), and NOP (2022);

The Planning Act has been significantly changed by multiple new bills focused on
building more homes and streamlining development approvals processes;

The City of Port Colborne, not the Region of Niagara, is now the primary approval
authority for Official Plan amendments and development applications (the Ministry of
Municipal Affairs is the approval authority for the City’s new Official Plan);

A new PPS (2024) is in effect, and the new Official Plan must be consistent with its policy
directions;

The NOP (2022) provides the relevant policies to be considered in the City’s new Official
Plan, however, the NOP does not conform to the PPS (2024). A degree of judgement is
required when considering which aspects of the NOP can be rolled into the new Official
Plan; and

The preparation of the City’s new Official Plan will be guided by the need to conform
with a number of provincial and relevant regional policies, the City’s Official Plan will
also provide an opportunity to chart a new long term path for sustainable growth that
takes into account the City’s unique local values, geographic strengths as well as social,
environmental and economic development objectives.

10.1.2 Growth Forecast

The new Official Plan should include updated 2056 forecasts: The City’s new Official
Plan should be based on a 2056 population of 29,130 people, 10,200 jobs and 12,735
housing units.



Establish a growth planning monitoring framework:

o Adaptive planning and monitoring: The OP should include policies to provide
direction on monitoring of land supply and servicing capacity based on the PPS
and any updates to the Province’s Projection Methodology Guidelines.

o Ground-related housing demand. Prioritize a suitable land supply that reflects a
return to historic market norms for ground-related housing demand within
urban settlement areas.

o Strategic growth potential. Include language that acknowledges the potential
for growth beyond baseline projections to account for major economic catalysts
like the Asahi Kasei plant, to ensure that long-term infrastructure and
investment strategies remain robust.

o Infrastructure-first phasing. Strictly align development timing with the City’s
water, wastewater, and transportation capacity to prevent "under-piping".

Forecast mix of housing. The planned mix of housing (single- and semi-detached
dwellings, rowhouses and apartments) will be a central issue in the Official Plan review.
The City must have regard to the PPS (2024) that is focussed on planning for the full
range and mix of housing options by type. The balance of policy in the PPS (2024) and
Proposed PMG has shifted away from a restrictive approach to growth management
towards facilitating a suitable if not ample land supply to accommodate housing
demand. That said, it is worth repeating that the PMG is not yet final, and it is uncertain
what, if any changes will be made to the mandated methods.

Demand for ground-related housing. While debateable, changes in the pattern of new
home occupancy by structure type have arisen mostly from the nearly continuous
increase (until recently) in the cost of ground-related housing over the past decade,
especially during the COVID pandemic. This dynamic has been the main factor driving
accelerated population and housing growth at the edge of the metropolitan area
including the Region of Niagara and City of Port Colborne. Going forward, it is expected
that the profile of market demand to return to historic norms of occupancy by unit type,
meaning a return of strong demand for ground-related housing within urban settlement
areas. However, like the forecast mix of housing, the urban/rural split of growth is a
matter of policy to be addressed in the next steps of the Official Plan review.

Planning for intensification. The treatment of residential intensification in the Proposed
PMG is a key question for the Official Plan review which, like the forecasts, influences



land needs and is yet to be finalized. The Proposed PMG maintains some elements of
the prior Growth Plan (2020) policy construct, most importantly that intensification
units be subtracted from the total forecast housing units when assessing residential land
need. Otherwise, the recommended approach is more flexible. No minimum is
mandated, rather the Proposed PMG indicates that planning targets be set to reflect
municipal objectives, local conditions, and “various forms of intensification” including
supply potential, infrastructure availability, market demand and availability and
suitability of sites in terms of environmental constraints. The planning challenge, as
always, will be to maximize the tolerance of the market to policy intervention without
jeopardizing the growth forecasts and Provincial (and Federal) goals to increase housing
supply, which are clear.

e Compatibility for infill development. As part of planning for intensification, the new
Official Plan should introduce policies/criteria to guide the review infill development
with respect to location/surrounding land use, density, scale, etc.

e Planning for Employment Areas. The PPS (2024) directs municipalities to assess and
update their Employment Areas to ensure the “designation is appropriate” to their
planned function. Implementing this direction is a significant change best undertaken on
a comprehensive City-wide basis to implement the new definition of Employment Areas
in the PPS and Planning Act. Chapter 4 further explores the supply of designated
Employment Area supply to confirm its planned function in the new Official Plan,
including the notion of “clusters” also introduced in the PPS (2024).

e The Official Plan vision, objectives, and policies should capture the positive longer
term growth outlook for the City. Notwithstanding some uncertainty around the
implementation of current Provincial policy directions, the growth outlook is positive for
the City of Port Colborne. Population, housing and employment is forecast to grow
steadily, along with demand for residential and non-residential building space.
Accordingly, the next section of this report turns to a discussion of broader growth
management issues for the Official Plan review, including the currently planned urban
structure, residential and employment land supply, servicing and transportation
infrastructure and related policy directions.

10.1.3 Growth Management

e Strategic urban boundary extension for employment uses. Consider extending the
urban boundary to the north along the Welland Canal to connect the Asahi Kasei plant
to the East Side Employment Lands, creating a contiguous industrial corridor.



Strategic Growth Areas. Refine the "Intensification Area" terminology to align with the
PPS term "Strategic Growth Areas," as well as connect and properly delineate the two
existing nodes through a potential redevelopment/intensification corridor along King
Street.

10.1.4 Natural Heritage

Align protection requirements with provincial and regional policies. Incorporate new
policies that are consistent with and comply with regional and provincial policies related
to the promotion of connectivity, protection of coastal wetlands and the requirement
for minimum and mandatory buffers between natural heritage features and adjacent
development and site alteration. Mandatory buffers would be determined through an
EIS that demonstrates that there will be no negative impacts to the ecological and
hydrological functions of the feature or area.

Adopt key regional climate change policies. Carry forward the NOP policies that are
denoted as “key climate change policies” into Section 3.1 into the new Official Plan.

Update the natural heritage system to align with the NOP. Rather than distinguishing
between environmental protection and environmental conservation areas, the new
Official Plan should adopt an integrated natural environment system approach that
better aligns with provincial and regional policies and links natural heritage features and
areas into a larger system. The natural heritage system should also recognize the
location and mapping of linkages based on the NOP Schedule C2.

Enhance an expanded range natural heritage features. Include new policies that are
focused on protecting, maintaining and enhancing an expanded scope of natural
heritage features and areas from development. These would include non-provincially
significant features like wetland cover, woodland cover and riparian vegetation cover,
which will contribute to building overall system resilience.



10.1.5 Water Resources

Adopt Regional source water protection policies. Replace the current Official Plan
Section 8.3 and Schedule H entirely with the NOP’s policies and mapping of Section 3.3
and Schedule E, respectively. This will help to ensure the new Official Plan is compliant
with the Clean Water Act and legally implements the binding policies of the Source
Protection Plan.

Integrate the NOP watershed planning framework. Introduce new policies that
formally adopt the watershed planning hierarchy from the NOP (Section 3.2). The new
Official Plan shall require the completion of a subwatershed study, to the satisfaction of
the City, Region, and NPCA, as a prerequisite for any new secondary plan or large-scale
development proposal in a designated greenfield area (3.2.3.1).

Introduce a climate change adaptation lens. Draft a new overarching policy framework
that explicitly links the management of water resources, natural hazards, and
stormwater systems to climate change adaptation. This framework must align with the
new directive in the PPS (5.2.4) to ensure the City prepares for and mitigates future risks
from extreme weather, flooding, and erosion.

Mandate modern stormwater management. Update stormwater policies (from Section
8.2) to require integrated Stormwater Management Master Plans for new development
areas, consistent with NOP (5.2.1.19). These policies shall mandate the use of Low
Impact Development (LID) and green infrastructure as the primary approach for
managing runoff, protecting water quality, and addressing cumulative impacts,
consistent with the PPS (3.6.8).

Maintain general water protection policies. Carry forward the intent of the current
Official Plan’s general water protection policies (e.g., Section 4.1.3) that restrict
development from negatively impacting water quality and quantity, ensuring they are
consistent with the language and intent of the PPS (4.2.1).

Identify and map the Water Resource System. Update the City's mapping schedules to
identify the Water Resource System, including Significant Groundwater Recharge Areas
and Highly Vulnerable Aquifers, consistent with NOP Schedule C3. This will satisfy the
PPS (2024) requirement to identify these systems.

10.1.6 Agriculture

Ensure consistency with PPS (2024) policies and direction. The agricultural policies Port
Colborne Official Plan must be consistent with the PPS (2024) as it relates to taking an



agricultural systems approach, lot creation for the purpose of infrastructure and
permitting two additional dwelling units on agricultural policies. The new Official Plan
should also include policies and definitions that acknowledge the differences between
agricultural, agriculture-related and on-farm diversified uses. Agri-tourism and urban
and near-urban agricultural activities should also be included and promoted in the
policies of the new Official Plan. The NOP and the Ministry of Agriculture’s Guidelines on
Permitted Uses in Ontario’s Prime Agricultural Areas provide sufficient direction for
updating the City’s range of permitted uses and policies and should be used as a guide
for the new Official Plan.

Further protect prime agricultural areas. Both the PPS (2024) and the NOP prohibit the
removal of prime agricultural lands by planning authorities unless it is for the purpose of
expanding or identifying settlement areas. The new Official Plan should carry forward
these policies and prohibit the removal of agricultural lands with very limited prescribed
exceptions.

Require agricultural impact assessments (AlAs). New policies that require AlAs for non-
agricultural development proposed or adjacent to agricultural areas should be included
within the new Official Plan. These policies, which would align the new Official Plan with
the PPS (2024) and the NOP and would require an applicant to demonstrate how
development avoids, minimizes and mitigates any adverse impacts on the agricultural
system.

Study compatibility. Updated policies that aim to minimize land use conflicts between
agricultural and non-agricultural uses by using buffers and separation distances must be
included in the new Official Plan.

Additional Dwelling Units. The new Official Plan should include permissions for
additional dwelling units on agricultural properties.

10.1.7 Mineral Aggregates and Petroleum Resources

A new set of policies is needed to facilitate the protection of aggregate resources for
long term extraction. The Region of Niagara’s policies under the NOP’s section 4.3
provide a reasonable starting point for drafting new policies as they generally conform
to the intents of the PPS (2024) around matters related to protection of operations,
conservation, extraction in prime agricultural lands, temporary wayside pits and
qguarries and rehabilitation.



Policies to address abandoned petroleum wells. The NOP and the City’s current plan do
not provide policy guidance related to the proper plugging or capping of abandoned
petroleum wells. Direction should be provided on the process for making these wells
safe, in the event of their discovery during proposed development.

New policies are needed for the protection of petroleum resources. The current plan is
largely silent on the policy implications of the City’s vast area of petroleum resources —
section 4.4 of the NOP provides a good foundation for updating the City’s Official Plan
policies and should be used as a template for the new Official Plan.

10.1.8 Cultural Heritage and Archaeology

Consider the “Welland Canal National Heritage Corridor”. The new Official Plan should
include a local policy framework that celebrates and protects the canal’s national
significance, in line with its role as a working waterway.

Carry forward regional archaeological potential policies and update municipal
mapping. The City’s new Official Plan should carry forward the NOP’s policies and
conduct an update to the NOP’s mapping regarding archaeological resources as part of
the determination of appropriate studies required with a development application.

Consider Cultural Heritage Impact Assessments. The City should explore the inclusion
of policies that would require a Cultural Heritage Impact Assessment (CHIA) for
development or site alteration proposed on, or adjacent to identified cultural heritage
resources to determine impacts and outline mitigation measures, ensuring the scale,
design and land use of new development or site alteration is compatible with the
heritage context.

Build relationships with First Nations and Indigenous communities. The new Official
Plan has the opportunity to include explicit and robust policies regarding early and
meaningful consultation with First Nations and Indigenous communities on
archaeological potential and findings, similar to the policies in the NOP, which would
ensure that conservation efforts reflect Indigenous interests, rights and protocols.

Update the approach to heritage conservation. The City’s new Official Plan should take
a proactive approach to conservation, by developing and implementing proactive
strategies for conserving built-heritage resources and cultural heritage landscapes,
aligning with the PPS’s (2024) encouragement for municipalities to go beyond the
minimum.



10.2 Next Steps

The next step in the process is to prepare a full draft of the new Official Plan based on the
policy directions in this Report and taking into account feedback received from stakeholders,
the public, staff/Council in Phase 2. The first draft of the new Official Plan will be prepared in

the Spring of 2026, with the goal of having a version available for public review by late Spring /
early Summer of 2026.



