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Niagara Official Plan – Consolidated Official Plan Webinar – February 24, 2022 

Questions/Comments & Responses 

#  Question/Comment Response 

1 

Will the Affordable Housing Task Force Report alter any of the 
items in the proposed Official Plan? 

The Province recently formed a task force that is seeking to recommend 
specific actions that should be implemented to help address the existing 
provincial housing crisis. Their report was released recently, we are still 
reviewing its details. Our focus is to conform with to provincial policies 
currently in place. Some of the recommendations of that report are reflected 
in our plan, for example the call to increase density in built up areas and 
underutilized gray-fields and brownfields sites as well as direction to local 
municipalities to help increase flexibility in their zoning bylaws. Some of the 
other action items, however, are outside our jurisdiction and scope, we will 
need to wait to see how the province addresses them. 

2 
In saying there will be no appeals do the Minister's decision, 
does that mean no appeals of specific parts of plans, such as 
expansion of urban boundaries be permitted? 

Under current legislation there are no appeals of the Minister’s decision of a 
new Official Plan. 

3 

How does the plan include provision and reward for newcomers 
to Organic agriculture (i.e. crop production without chemicals, 
fertilizers, or pesticides)? 

In our agricultural policies we have provided a great deal of flexibility to the 
local municipalities with respect to how they wish to scale an set out for 
agricultural in their official plan. We do not have specifics on crop and 
commodity types. There is no indication that organic agriculture can or 
cannot occur in certain regions. 

4 

My name is Mr. Mian,my question is that minister approval 
planned in July should advanced to June so its done before the 
election to speed up the process 

Our priority is getting the plan adopted in time to get it to the ministry for 
July, we cannot control when they will approve the plan. As per Provincial 
requirements, we had to go through the process of preliminary 
consultations. Following that, we have put together a consolidated draft and 
continue the process that will result in a formal proposed plan adopted by 
Regional Council Prior to submitting it to the Province by July.  We are in 
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communications with the Province who are reviewing our progress, which 
should make the review of the finalized plan more efficient. 

5 

Can we know the current recommendations for the SABR ID 
1234. 

The current recommendations are the same as those contained in the 
December Report. Staff have received comments and have considered all 
submissions. A follow up report on the consultation and any recommended 
modifications will be brought to the March 9 Planning and Economic 
Development Committee. 

6 

How high development charges on residential projects help 
providing affordable housing? 

Development Charges are used to pay for the infrastructure investments 
needed to support growth and development. Alternatives to the use of 
Development Charges, such as raising property taxes, can have a direct, 
negative impact on affordability for current residents.  
 
Instead, to help support affordable housing, municipalities are able to use 
Development Charges to fund certain affordable housing or community 
housing projects. Further, municipalities may defer charges for such projects 
until occupancy and/or have these charges paid in annual installments.  

7 

You talk about Cultural Heritage Tourism but you have pinpoint 
designated the  Historic Downtown areas of St. Catharines, 
Welland and Niagara Falls as Urban Growth Centres or Regional 
Growth Centres, pretty much insuring that the Heritage 
structures in those area will be destroyed, instead of locating 
these growth centres adjacent to the historic downtowns. Why 
not change your Urban and Regional Growth centres to areas 
adjacent to historic downtowns to preserve the character, 
livability and tourist potential of those historic downtowns? 

We identified the original structure and the strategic growth areas based on 
services and assets within the area. The urban Growth center for downtown 
St. Catharines was identified by the province, we are implementing that 
provincial direction. We then looked at encouraging density, population and 
employment uses, within the major transit station areas with the GO station 
in downtown Niagara Falls and Welland. As for the process of how these 
areas are planned, this will be addressed through the secondary planning 
process which is a local amendment to the official plan. Our urban design 
policies reflect the importance of heritage as part of the vibrancy of a 
community. It is through the secondary planning process that design 
guidelines are created to ensure how buildings are placed relative to existing 
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ones especially the heritage buildings. A good part of those heritage assets is 
to enhance them. 

8 

If a portion of a tributary or the entire tributary of a watersourse 
is not mapped in blue on your mapping tool does this mean that 
it will be piped and not protected? 

Two kind of streams or watercourses are mapped. One being permanent 
streams and the other ones being intermittent streams where water will be 
in for most of the year but not necessarily all of the year. Anything else like 
ephemeral, meaning that is only wet during the spring or when the snow 
melts does not meet the classifications. Those type of water courses would 
need to be looked in detail at any time a watershed activity is being 
undertaken, or anytime there was a development application proposed, to 
make a decision on how they are going to be managed or protected. 

9 

In the presentation made tonight there was no description of the 
three strips of Employment Lands identified in mapping in 
Appendix 2, along the QEW, Welland Canal and between 
Welland and the QEW, which are outside of the proposed 
expanded and existing urban boundaries. 

Thank you for the comment. 

10 

Is there any consideration of implementing any Green 
infrastructure - Best Management Practices backed by 
regulations (By-Laws)? 

Green infrastructure is a concept that we talked a lot about throughout the 
various work programs. The other concept that was talked was low impact 
development, a term we use to talk about managing stormwater better, 
using natural features, whether they are existing or built to manage 
stormwater.  The Green infrastructure topic, is part of different areas in the 
plan, it shows up in the infrastructure section, the stormwater section and 
the climate change section, so certainly it is something we encourage 
through the official plan. We are in the process of developing new 
stormwater management guidelines for the region, and we also encourage it 
into areas where the local municipality has jurisdiction over stormwater 
management. 
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11 

Has the Region begun preparing a report for the 2025 Greenbelt 
Review?  This would be the time to address lands that could be 
removed from specialty crop if they are ready for development. 

The short answer to that is no, this official planning exercise is a conformity 
exercise for the 2017 Greenbelt plan. The plan is reviewed on a 10 year basis, 
it is not likely to the province will start the greenbelt plan review until 2027. 
We are not at a point where we are preparing for that review, we are brining 
ourselves into alignment with the 2017 plan. We will begin the process of 
looking at what the review might involve in the next couple of years. 

12 

Is the map (Schedule) showing the proposed future 
transportation linkages throughout Niagara available for viewing. 
If so, can it be sent to me directly or is it available within the 
draft documents available on line?  If so, what Schedule is it and 
where specifically can it be found. Thanks. 

Schedule J1 of the draft consolidated Niagara Official Plan outlines the 
region's transportation infrastructure. This can be found on the Niagara 
Official Plan website: https://www.niagararegion.ca/official-plan/  
 
Please let us know if you have any further questions. 

13 

what balance will there be between, preserving tree canopy with 
increasing density that will require the removal of trees ? 

That was something that was considered a lot in during the process of 
developing the policies in the plan. We had two objectives during the 
development stage, one was the desire to better protect the natural 
environment and the second being intensify and have growth in urban areas. 
Part of our exercise was wanting to understand where all those natural 
features across the region and put policies in place to protect them and 
understand the amount of available land for urban growth. 

14 
Is it the Ministry of Rural Affairs and Housing that approves the 
Final Plan. 

That would be the Ministry of Municipal Affairs. 

15 

The text of the plan indicates that certain emergency uses will be 
permitted in the Employment lands area which are not 
employment type of uses. Should not this be modified by 
language that suggests that parks and similar nature 
preservation areas are also permitted and encouraged. 

Emergency uses are not identified in the employment section for the 
proposed NOP for the statutory public meeting. 
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16 

This massive intensification requirement appears to eliminate 
potential parkland.  What guarantees will be in place to assure 
parkland will be preserved and maintained? 

The Planning Act ensures parkland in terms of land or cash in lieu is obtained 
at the development stage for Plans of subdivision. Secondary planning can 
also ensure parkland is provided in support of healthy communities. The 
proposed NOP policies support vibrant healthy communities and parkland is 
an important factor. 

17 

Can you speak generally regarding engagement, specifically was 
younger demographic engaged throughout (e.g. an advisory type 
function) -- also - how many registered for todays event, and 
how many are online. Thank you. 

Originally as we started the process, we were involved more in the 
consultation on the background information and that was more general. As 
we moved along and we started to develop policy, we have been informing 
and engaging youth groups in the area, young adult groups, mayors and 
youth advisory groups as well. 

18 

Does not the proposed Employment Land designation have a 
negative impact on natural heritage features which are abundant 
in these areas. Will not this mapping push up the price of these 
lands and make them less likely to be acquired by groups such as 
the Nature Conservancy, or the NPCA. 

Any of the proposed expansion areas, whether they are for community lands 
or for employment, some of the overall footprint do include certain natural 
features of provincially significant wetlands.  It is not the intent of the plan 
that those features would be removed, there would still be requirement to 
protect those features as well as any kind of buffers or linkages. These 
natural features will be protected even though they are within an 
employment or other type of urban area. This question is relating to 
Appendix 2, there will be significant study requirements that would go into 
that, it will be a consideration through next municipal comprehensive review. 

19 

Who sets the population density targets? Example, for 
downtown St. Catharines, I think it was stated that this area is a 
Provincial Growth Centre. Therefore, is it the Province, the 
Region or the City of St. Catharines.  What  is the projected 
target for the population for the entire city of St. Catharines and 
the downtown area? 

The Province sets the boundary for urban growth centres. St. Catharines has 
been given a target of 150 people in jobs per hectare, to be achieved by 
2031.  The boundary outside of that, in terms of the rest of the downtown 
does not have a set target nor does the municipality in its totality. 

20 
Much of the land in the Employment Lands designation is in Port 
Colborne. If these lands are suitable for this purpose, does not 

We have not deallocated any growth from Port Colborne. We are identifying 
the employment lands and areas in Port Colborne as the rest of the region.  It 
is our intention to protect those lands for long term growth in 2051 and 
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this indicated that an error has been made in deallocating land 
here for growth to other municipalities. 

beyond. There are a few references for future employment areas as well, 
those areas are being identified for protection but they are not preventing 
any current uses. No land use should be permitted that would conflict with 
the future employment use.  The growth plan allows to protect lands beyond 
2051 for employment but not designate them that is what Appendix 2 from 
the draft official plan refers to.  

21 

Have any wetland or watershed plans been changed with this 
official draft plan? 

This question talks about wetlands and watershed plans. There has been a 
lot of watershed plans done across the region by the Conservation Authority, 
for the purpose of the official plan, we undertook and completed a new 
watershed plan and synthesized it with the existing plan, to create one 
region wide watershed plan. The plan talks about policies that will be 
implemented in the region going forward. The second part to that is 
wetlands, a requirement of the official plan is to look at wetlands and include 
policies to protect them. There is a wetland class that is identified and 
mapped by the province based on a methodology and criteria that the 
province uses to maintain the data. We took that provincial data and added 
other welt lands in the Region that meet our criteria, mapped them and 
included them in the official plan. 

22 

Who was authorized to carry out the mapping?  Was it ground 
truthed?  Man-made ponds are being classified as wetlands, 
even though they were created in the 1950s, etc.  Why was this 
"historical" information not examined/included?  Mistakes like 
these could severely impact agricultural operations. 

There is a requirement through the official plan that we identify a range  
of water courses across the region, and certainly some of them do happen to 
become drainage ditches or irrigation systems as well. It's important to look 
at the policies that are included in the official plan as there's a range of 
exemptions and permissions that are included for agricultural uses adjacent 
to these features. As well, even the Greenbelt Plan makes consideration of 
this and includes specific policies for the Niagara Specialty crop area. The 
natural environment, the natural heritage system or water resource system 
are not intended to, limit the ability for agricultural uses to continue.  
We have included a map in the official plan which recognizes these various 
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water resource features that are part of the agricultural system as well in 
Appendix 1 of the draft Plan. 

23 

Thanks to everyone for all the work going into the Official Plan. 
The NES mapping doesn’t seem to take an ecosystem approach. 
This might be a better strategy rather than looking at parcels 
individually. Could a policy be developed that EIS assessments 
need to include a broader picture as well as better vetting of 
EIS’s which is currently broken. 

Thank you for the comment. 

24 
Would not the Employment Lands designation encourage growth 
in a fashion that would be difficult to service by transit and 
therefore contrary to the plans climate change policies. 

The policies of the Plan need to be read together. Employment areas are part 
of the urban structure and there are policies in the proposed NOP which 
support transit for Employment Areas. 

25 
We see in many areas across the region new developments on 
agricultural lands especially orchards such Vineland area, St. 
David’s, Grimsby … etc. 

Thank you for the comment. 

26 

Further, why are certain ag features considered natural heritage 
features (i.e., drainage ditches)? 

There is a requirement though the official plan to identify water courses 
across the region. Some of them happen to become drainage ditches or 
irrigation systems. Some are natural and others are semi natural. If these 
features are in an agricultural area, there is a range of exemptions and 
permissions that are included for agricultural uses. In addition the greenbelt 
planning itself takes that into consideration and includes specific policies for 
the Niagara Specialty crop area. The process requires that we include a map 
in the official plan that recognizes these various water resource features that 
are part of the agricultural system as well. 
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27 

Contaminated lands are not being cleaned up. Genetic mutations 
are directly linked to contaminated industrial lands or brown 
fields. How can we address this in a better way then just building 
on them without clean up? Housing should never be built there if 
clean up is not done. 

 A Record of Site Condition is required to develop contaminated lands with 
more sensitive land uses. Clean up must take place in accordance with 
provincial standards. Redevelopment of brownfield sites is a form of urban 
renewal that can add to the vibrancy of communities as well as cleanup of 
the environment. 

28 
Has any calculation been made of the total area in hectares or 
acres of the natural heritage features within the Employment 
Land designations outside of urban boundaries. 

Mapping for the new plan is draft and subject to review and updates.  

29 

Adequate housing for seniors at affordable pricing is becoming 
more problematic. What provisions are being considered for 
solving this issue? 

As a land use plan, our policies don’t identify specific population, however 
some of the general policies will help seniors in need of housing and support 
for a diversity of housing to be developed over time ensue that as people 
enter into different stages of like they have the opportunity to continue to 
live in the community that they love. Another key policy with our plan is the 
encouragement for universal design standards to be put in place and those 
standards would make sure that people with disabilities or who require 
assistive devices for mobility would be able to better access housing, so 
ensuring that new development consider those standards. We coordinate 
with Community Housing and Niagara Regional Housing and we have the 
directive within the plan to provide input and to implement key action items 
within our housing homelessness action plan. We make sure in the planning 
sphere that our official plan is helping to further the directives for the 
development of housing, homelessness services and community housing. 

30 

What is the exact width of the linear Employment Lands outside 
of urban boundaries. What is the total area of these lands in 
terms of acres or hectares. 

The areas depicted on the map are conceptual to allow for consideration in 
long range planning. Urban employment development can only take place if 
portions of the area are brought in to the urban are in the future if growth 
trends change and there is a need. 



Page 9 
 

#  Question/Comment Response 

31 

Can  you speak to the buffer provisions intended to protect NHS?  
Numerous provisions to protect Greenbelt, NHS, etc., will limit 
agricultural operations and infringe on viable/workable land. 

I do not think the buffer provisions will infringe on workable land, there are 
no requirements for agricultural land to be taken out of production for the 
uses of environmental buffers. There are some specific policies in the plan 
that say to the contrary that if a land has to continue to be used for 
agricultural production, it could remain that way. There are buffers and 
setbacks to natural heritage features in the agricultural areas, but there is a 
wide range of exemptions that apply to agricultural uses and agricultural 
buildings.  

32 

The draft plan contains language regarding the Canadian Motor 
Speedway. Is not this contrary to having these lands proposed as 
an urban boundary expansion. The policy to be put in the draft 
plans calls for no ancillary uses, until the raceway and stadium 
are substantially completed. 

 The site specific policy and urban expansion are not contrary. The proposed 
expansion in this area is for employment purposes. 

33 

I think the question about increasing intensification while 
protecting tree canopy was misunderstood. Often intensification 
in urban areas means that small buildings on large lots with lots 
of trees are replaced by bigger buildings that extend from lot line 
to lot line and all the former tree canopy is lost. This can result in 
significant tree canopy losses within the urban area. Has the 
Region considered any ways to make up for this canopy loss 
whether it be plantings elsewhere or increasing tree planting 
wherever possible within the cities or working with 
municipalities to improve urban forest policies and protections? 

Part of the work that we are doing for the official plan is having a regional 
greening strategy. This is an initiative that we started working on and will 
continue to work on after the official plan is completed. We are looking at a 
variety of different ways to increase the tree canopy cover. Single trees fall 
under the policy of local municipalities. Through development planning we 
encourage the placement of street trees along regional roads and we also 
work closely with our local partners on landscape plans for developments. 
Those are additional opportunities where we look to include more trees 
throughout the region. 

34 

you mentioned the OP is somewhat dynamic -- can you offer a 
few examples of what would trigger the Region OP to be "re-
opened" for a future review...? 

There are a couple of items that might trigger for us to do an update to the 
OP. The first is that the provincial government may issue some new 
legislation to their plans or the provincial policy statement, which comes 
with a directive to municipalities that they need to make sure that these 
policies within their official plans are in conformity. The second item is that 
we are also going to monitor growth as it continues on yearly basis to 
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determine how we are dealing with the growth requirements that have been 
allocated. Some policies may need to be updated as we move forward in the 
next five years. 

35 

The draft plan has mapping of golf course lands along Glendale 
Avenue in Niagara on the Lake and St. Catharines. Is this not 
premature since a decision about these lands has not been yet 
made by the province as required. 

Urban development can not take place on these lands unless the lands are 
designated as urban in the Niagara Escarpment Plan by the Province. 

36 

Does St. Catharines qualify for Inclusionary Zoning? Inclusionary zoning refers to a land use tool that would require a certain 
percentage of housing to be affordable within new residential developments. 
This can only be implemented in specific areas, the Province does have strict 
rules for where municipalities can implement this tool. For Niagara it is really 
limited to our current major transit or our GO transit station areas. St. 
Catharines does qualify but only within the GO transit station area. 

37 

To what extent did climate change inform the new official plan 
and what mitigation/ adaptation provisions are 
provided/embedded in the official plan. ? 

Climate change has been a significant theme across all of our chapters of the 
official plan and in the sustainable region chapter. We have some policies 
devoted to climate change, commitments are made on both the mitigation 
and adaptation side. Some examples include developing a green house gas 
inventory and establishing targets to reduce our emissions. We are also 
looking at developing a regional greening strategy. On the adaptation side, 
we have some regional climate projections that we are going to use to 
inform some future adaptation work including a vulnerability assessment and 
a climate change adaptation. A few examples include, supporting transit 
oriented densities, promoting renewable alternative energy and energy and 
water conservation techniques. On the adaptation side we will be assessing 
infrastructure, risks and vulnerabilities caused by climate change, for 
example supporting low impact development and green infrastructure. 
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38 

What is the Region doing to protect our designated heritage 
buildings? 

Just to clarify protection or designation of heritage buildings is a 
responsibility that is implemented by the local municipality. In terms of the 
region's role in that protection, we have a number of policies in the plan that 
speak to conservation and resource management.  We also have 
requirements for specific studies where developments occurring adjacent or 
on a designated property, we would require that the developer undertakes a 
heritage impact assessment. We also have high level policies around 
conservation of the Welland Canals, cultural, heritage landscape and 
encouragement for local municipalities to develop things like cultural 
heritage management plans. 

39 

It seems to me that policies need to be developed to support 
affordable housing otherwise it won’t happen. There isn’t much 
incentive for developers to build this type of housing. For 
example in some US cities a given number of floors in multistory 
buildings have be affordable. 

I definitely agree that there needs to be more done for affordable housing, I 
will not talk about the inclusionary zoning as this was addressed in an earlier 
question. I will talk about how our plan addresses affordable housing. This 
issue requires coordination between various agencies and levels of 
government. We as a corporation are doing a lot to try to address this issue 
as a whole, including advocating higher levels of government to get more 
funding for supportive and community housing. The role of the official plan is 
to ensure that we have enough housing to support our current and future 
populations and the right type of housing that allows members of the public 
to age in place, or that new families can have a place to call home within this 
region. Background work shows that the development of more medium and 
high density housing in particular will help to improve some of this core 
housing needs that we are seeing over time. Our plan encourages a range of 
housing type including affordable housing. 

40 

How much time will there be before the final Planning 
Department recommendation on the draft plan and the Public 
Meeting that is required under the Planning Act. 

The draft official plan, policies and schedule were released to the public for 
feedback in January, 2022. The closing date for the public review is march 4. 
As we receive feedback from the public, stakeholders and agencies, we will 
be looking at our policies and making revision sessions following that. We are 
going to be hosting an open house in April as well as the statuary public 
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meeting, where we will be following all the Planning Act legislative 
requirement for notice as well as providing a final draft of the official plan 
policies and recommendations to Council. Those draft policies and schedules 
will be made available to the public 20 days before our statuary public 
meeting, notices will go out n the local newspaper and for the people that 
are part of our stakeholder mailing list and will be posted on our website. We 
are very grateful and thankful for the public participation we received to 
date, it has really helped us to get to where we are today. 

41 

PSW's are often a very contentious issue.  A PSW's often sit as 
island with development being tightly wrapped around them. I 
would like to know how land animals are to get to these PSW as 
there does not seem to be plans in place for this issue. 

There are in some cases in existing developed areas. PSWs that are fairly 
isolated. That is a remnant of previous type of process used when looking at 
environmental planning, which was more of feature based. Moving forward 
we are using a system based approach to protect these features. Firstly we 
look to have a buffer around those features that takes away the impact from 
development being so close. And the second thing that we look at is, ways to 
of having enhancement areas, supporting areas and features around that 
build the system. The third thing we look at is having linkages. We are 
moving more to a system based approach as opposed to a feature based 
approach. 

42 

What rights or opportunities do farmers and landowners have in 
appealing proposed designations and/or mapping refinements, if 
any? What opportunities for input are there?  Often the 
landowner is saddled with the financial burden of correcting 
these inaccuracies.. Will that be the case in Niagara? 

 We are inviting comment on the draft mapping and policies as part of the 
open house and public meeting to follow in the next several week. If there 
are any concerns with the draft mapping please contact the Official Plan 
team at makingourmark@niagararegion.ca. 

43 

Are there some municipalities within the region that have no 
heritage designations? If this is so could not the region develop 
protection for these areas as a municipality 

All twelve municipalities in Niagara have designated properties.  These 
properties are identified by the municipal heritage committee and/or 
historical society.  Property owners can also request that their property be 
designated.  The Ontario Heritage Act also empowers municipalities to keep 
a register of listed property that are priorities for research towards 
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designation, and afforded additional protection prior to demolition (i.e. 60 
days notice to the municipality). 

44 

The plan has designated wetlands and shoreline in active fields 
and municipal drainage ditches. I feel there has been an error 
that will significantly impact the property value and future land 
use. Can I get this reviewed and corrected? 

Whilst creating the online mapping, we embedded a tool that allows the 
public, land owners and other stakeholders to review the mapping. This tool 
allows you to click right on the feature and provide a comment. We have 
given ample time for reviewing the maps, When a land owner sees 
something on their property that is mapped and they think it is a little bit 
different, they can provide a comment directly through the mapping 
application. We will look at it and follow up as necessary. If for whatever 
reason you are having issues using the online mapping application, we 
absolutely encourage you to contact us at 
makingourmark@niagararegion.ca.  

45 

Flood plains will increase with the increase of the sea water and 
therefore more inland rains. As housing is being built upon areas 
with high water tables, are these being considered, for insurance 
purposes...? 

We need to make sure we are directing development away from flood prone 
areas, we have policies in our plan in accordance with provincial direction 
that are specific to floodplain mapping, that is the primary mandate of the 
Conservation Authority. The NPCA is responsible for floodplain mapping as 
well as the permitting process associated with development there. Some of 
those questions could be directed to them, over the last couple of years they 
have initiated and continue to update their floodplain mapping across the 
region. 

46 

Could not one way to increase tree cover would be to recognize 
naturalizing habitat within the natural heritage system. Usually 
these lands are just dismissed as scrub, but will become mature 
forests if left to grow. 

That is one thing that has come up in the process, we looked at designing the 
natural environment system.  Features such as supporting area and 
enhancement areas to natural features have been included in the system. 
These are ways we can look at areas directly adjacent to natural features 
areas, areas that have potential to regenerate on their own and areas that 
could be supported in their regeneration through planting and other 
enhancement activities. We have included that feature type as part of the 



Page 14 
 

#  Question/Comment Response 
natural environment system and included a number of policies associated 
with it. 

47 

Could you expand on the Official Plan’s encouragement  of  
renewable energy development? What kind of renewable energy 
and where? 

Niagara has benefited historically from our renewable energy though 
hydroelectric power. Our design guidelines will be a source of 
encouragement for development to incorporate a vast array of renewable 
energy sources. Those could include solar, wind and also through the 
conservation of energy as well as zero net passive houses.  There are a 
couple of level policies in the urban design section that speak to 
sustainability, those will be captured through the guidelines. 

48 

It appears most new development will be upon the escarpment, 
e.g. West Lincoln. What infrastructure will be built to permit 
transportation of commuters to the GO Train network? Will 
infrastructure that is now targeted for towns below the 
escarpment be re-allocated upon the escarpment and what 
impact will this have on property taxes for residents of the 
Region? Why not focus more building below the escarpment. 

I can speak to the area of growth, the Smithville urban boundary expansion is 
the community plan that is being looked at right now. There are few 
components that were identified in schedule J1, that come from our 
transportation master plan. One of those pieces is a Hwy 20 bypass shown to 
the north of Smithville and then the other piece in escarpment crossing, 
which is going to better facilitate people getting down to the QEW and 
eventually the GO transportation hub. We are planning for infrastructure to 
support, people movement and access to the GO train. There are no plans to 
reallocate the GO train from Grimsby to Smithville. As for the property taxes, 
with growth and new development comes assessment, growth and 
development charges. Both are very important to the region as it helps 
facilitate a greater base in order to provide services to the public and it also 
has development charges to support and pay for the infrastructure. In 
general the areas below the escarpment south of Smithville are encumbered, 
they are part of the greenbelt, and we had to look at alternative areas for 
development that were not protected by the Greenbelt Plan. 

49 

I am a rural resident and have grave concerns regarding Niagara 
Regions handling of present surface and ground hydrology,  
particularly in light of the Regions recent weather events. The 
present agricultural and residential development practices are to 

Thank you for the comment. 
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clear cut to the property lines ignoring set back and buffer 
requirment that should be left intact. Why is it not recognized 
that the resulting hydrological issues created by this practice 
create huge expenses to taxpayers i.e.: continuous road repairs 

50 

If the PSW is surrounded by agriculture is this not much better 
than having them surrounded by urban development. I am 
concerned about the fate of some PSWs in Smithville, south 
Niagara Falls and Fort Erie which would be degraded by urban 
boundary expansions. 

Wetlands are provincially significant and protected by the province, the 
conservation authority and the region. That speaks to the importance of 
these features and certainly recognize that we need to protect them within 
our urban areas. Outside of Urban areas there is a requirement to protect 
wetlands as part of the boundary expansion. They would become zoned as 
part of the planning process and will have buffers to protect them. 

51 

Does the region have any strategies to require climate related-
risk financial disclosures in dealing with any stakeholders and 
organizations specifically with Asset management planning ? 

The Region has an Asset Management Policy (C-F-024) that requires the 
Region to consider the impacts of climate change in asset management 
planning. If the Region has a stakeholder or organization working on the 
Region’s asset management planning, they would be bound by the same 
policy.

52 

Greetings. In south Niagara Region one land parcel (approx. 30 
acres) has been shown in urban expansion boundary, but this 
parcel has significant wet lands upto 90 %. What options 
landowners has for any potential developments? What potential 
uses this parcel of lands will have? Thanks 

 If the feature is a provincially significant wetland then no development can 
occur in within the features boundary which is identified and confirmed by 
the Ministry of natural resources. Development adjacent to the feature must 
be separated from the feature by required buffers and demonstrate via an 
environmental impact study that there will be no negative impact on the 
feature and its functions. 
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If the feature is an “other wetland” an environmental impact would be 
required to demonstrate that a proposed development within or adjacent to 
the feature would have no negative impact to the feature or its functions. 

53 

I would like to inform you that portions of tributaries and entire 
tributaries have been omitted for the Shriners Creek and 
Beaverdams Creek in Northwest Niagara Falls.  A soils expert 
working on Regional soils mapping years ago told us that the 
valleylands traversed by these unmapped watercourses are 
environmentally sensitive.  I would add also climatically sensitive 
(ex. air drainage contributing to micro climate and frost free 
days).  Further downstream damage to trees, erosion and crop 
losses due to upstream floodplain filling and piping. Regardless 
of what kind of name or type of stream, this will happen if not 
left as an open swale.  To date to install dams and ponds has not 
prevented the above adverse impacts including loss of fisheries.  
You need to observe the Shriners Creek during a rain storm not 
just on a sunny day. All of this should emphasize the need for 
Watershed Planning and open streams in their natural state. 
What is needed is court action against developers, cities for 
downstream damages. 

Thank you for your comment 

54 
Will the ROP look at a two zone system for flood plain 
development 

 That is a question that would be more appropriately asked and dealt with by 
the conservation authority. 

55 

About property tax 
Why I’ve to pay higher tax on a property I already own and living 
in for many years in time my income not increased.  
You could charge higher property tax on a resold properties not 
on people living in their properties for years and years 

Thank you for the comment. 
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56 

There has been many concerns with EIS process.  Often EIS's 
appear to accommodate developer or the results do not reflect 
existing biodiversity.   Currently developers hire the EIS 
consultants and pay for process.  Can region consider policy 
change in new draft plan to have the city pay for comprehensive 
EIS prior to developmental plans then incorporate cost in 
developmental charges?  This will eliminate the conflict of 
interest that is occurring with the current process.  This way our 
cities can ensure we are doing our best to maintain biodiversity 
and protect it for future generations.  Can the draft plan include 
statement in policy to ensure and welcome peer reviews when 
the public is willing to provide them? 

We have a range of new policies in the official plan for the protection of the 
natural environment as well as the completion of the EIS process. EIS is often 
a component of the application process, the EIS goes though a thorough 
review by regional planning staff, regional environment staff, trained 
ecologists and water resource engineers. In addition the Conservation 
Authority and often the provincial ministries are also involved in the review 
of EIS within the policies of the official plan, we do have provisions that we 
can require a peer review of the EIS where necessary. The EIS process that is 
used in Niagara is comparable to the process used by other municipalities 
across the Province. 

57 

Could not urbanization around PSWs lead to species loss. Species 
that go beyond the borders of the PSWs such as the Chorus Frog, 
could be impacted by road mortality. This would cause the PSW 
to loose points and be no longer protected. 

Thank you for the comment. 

58 
What is the actual range of some of the species found is PSWs. 
These include various frogs and the Blue-Spotted Salamander. 

This question goes beyond the scope of our session tonight.  

59 
The population will increase significantly and we need housing in 
place ready for the influx with all infrastructure in place. 

Thank you for the comment. 

60 

‘Normal use’ and ‘permitted use’ are used to outline which 
agricultural uses are allowed within municipal NHS provisions; 
however policies are not always clear on what 
‘normal/permitted’ are. i.e. building permits, minor variances, 
etc. Are they subject to or exempted from the EIS process? 

There is no requirement that anything needs to be taken out of production 
or the area which is being farmed needs to be taken out of production.  The 
policies of the regional official plan apply to policies when there is some type 
of development application that is being proposed on the site and a 
development application that is going to need some type of permission 
whether it is a planning permission or a building permit permission.  There 
are a lot of exemptions included in the policies for agricultural operation, not 
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only policies that permit the agricultural operation or building to go ahead 
but there are also policies specifically in the plan that exempt certain 
agricultural operation from needing to require an environmental impact 
study. Those policies are laid out in section 3.1 of the plan by different types 
of agricultural uses as well as the areas that might be applied, whether it is a 
feature or a buffer for a feature. Please follow up directly at our email 
address, we will point to a specific policy if required. 

61 

How does a “Highly Vulnerable Aquifer” or “Significant 
Groundwater Recharge Area” impact a landowner in relation to 
environmental responsibilities and issuance of future building 
permits. 

Highly vulnerable and highly sensitive aquifers were defined in the Niagara 
source water protection work that was lead by the NPC a number of years 
ago. It comes into play when you have a planning act, a development 
application, a severance type of application where you are proposing a 
smaller lot. An assessment would need to be done doing a hydrogeological 
report and study to better understand where the impacts to the aquifer to 
the groundwater. This is following the Ministry of Environment D54 
guidelines which is looking at how does a septic system impact your 
groundwater. This would not apply if you are doing a building permit. 

62 

Are any of you familiar with the provincial auditor's review of the 
NPCA. This indicated that political pressure was applied in 
agency comments on development applications. 

Thank you for the comment. 

63 

In the past it was denied that Employment land designations 
were being proposed. Now they are not being explained and no 
effort has been made to answer by questions. One area that is 
impacted is the Waverly Woodlot, identified in the 1980 ESA 
study as an environmentally significant area. This area has an old 
growth Black Gum forest. 

Thank you for the comment. 

64 
I do not believe the NOP meets the growth requirements that 
have been laid out by the Province. 

We looked at the growth requirements from the growth plan and provided 
our recommendations and draft policies to be in line with that. If there is 
anything specific that you would like to highlight that is not aligned with that, 
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we will be happy to speak to it. What is important to know is that we are also 
working really closely with the provincial team on our land needs assessment 
as well as our official plan policies, in order to ensure that we are in 
alignment and in conformity with provincial plans. 

65 

You mention that inclusionary zoning is only allowed near major 
transit areas. Did you say that was a provincial directive that the 
Region has no ability to alter? 

The region does not have the ability to alter, inclusionary zoning as they are 
outlined by the province within provincial legislation, specifically, the 
Planning Act and its regulations.  In Niagara's case, it is only the GO transit 
station areas, however, there are other areas that are identified in t he act 
which can implement inclusionary zoning.  This includes areas identified by 
the ministry as well as areas that are subject to what is known as a 
community planning permit system. Currently in Niagara, the minister has 
not identified any other areas for inclusionary zoning, nor are there any 
current community planning permit systems in place, however, that does not 
mean that in the future municipalities cannot implement those community 
planning permit systems, and there is some flexibility in the future. 

66 

Since the government is loosening covid restrictions, have you 
considered having an in person Statutory Public Meeting that we 
can attend in person with nice big maps for viewing? 

Corporately there has been no decision made on those types of meeting and 
where they were allowed, we are forging ahead in our  planning, it will be a 
zoom meeting, If there are changes corporately we will try and facilitate 
something in that regard. 

67 

I find it offensive that in a past meeting such as this it was denied 
that there was any Employment land expansion along Netherby 
Road. True there is no urban boundary expansion but this is 
being achieved through the mapping in Appendix 2.  There 
should have been a presentation on this matter. Instead a 
rehash was made of issues discussed in previous meetings. 

Thank you for the comment. 
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68 

Would development actually be restricted in the Enhancement 
Areas? 

Yes, it would be, the enhancement areas or supporting areas and features 
would be identified when an EIS is being completed through any kind of 
development application process.  The purpose of that would be to identify 
where these areas are and design the footprint of the development 
appropriately around them. 

69 

Although no lands have been mapped for deallocation in Port 
Colborne, have not an exact area been calculated to be allocated 
to other municipalities. 

What we have done is look at the available land supply that is in Port 
Colborne and identified that some of the lands are not readily available for 
development before 2052, however, it is a separate calculation than what 
has been allocated to the municipality. We recognize that there is some 
encumbrance within the municipality with existing land, however, that does 
not impact in any way the allocation given to them or moved any population. 

70 

Have other regions proceeded with plans that exceed the 
provincial mandate requirements or is Niagara the only one? 

Yes a number of other regional municipalities in the province have gone well 
beyond provincial requirements. The province provides minimum standards 
and municipalities are encouraged to go beyond that, based on their local 
circumstances. Our approach is that different regions have different growth 
challenges and opportunities. After considering all the data information, our 
approach was tailored to our region. The province provided direction that we 
should look at intensification at 50%, our official plan goes above, and we go 
to 60%. There are different requirements depending on where you are in the 
Ontario. There is the inner ring and the outer ring, there is different 
intensification rates and allocations if you are part of the inner ring versus 
the other. 

71 

Does not the draft plan call for seeking infrastructure funding 
from federal and provincial government on Employment Lands 
outside urban boundaries. If successful, could this encourage low 
density sprawl. 

Thank you for the comment. 
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72 

If Employment lands outside of urban boundaries were to be 
actually development. Would this not undermine intensification 
goals. 

I want to highlight that lands shown on appendix 2 are for protection beyond 
2051. They are not intended to come into the urban area boundaries prior to 
that and they are not intended for development prior to that.  The other 
component of that is that employment areas do not impact intensification, 
they are the focus of traditional employment uses such as manufacturing and 
industrial uses. Even though we are protecting and identifying where land 
should be protected for employment uses, it does not mean that they are 
going to be developed within the planning horizon of 2051. 

73 
Are land owners  affected by the draft plan changes going to 
compensated financially? 

The Region does not provide compensation to landowners who have natural 
environment features on the land.  

74 

Regarding LID is there any specific policy guidelines to control 
on-site storm water to mimic natural hydrology as development 
are undertaken? 

We are really focusing on having a watershed planning approach as well as 
storm water management plans. In general if we can mimic the natural 
hydrological function, recharging the groundwater, having infiltration is the 
preferred approach.  The region is currently working on storm water 
management guidelines and this is looking at developing applications.  We 
will be looking at opportunities to use LID and provide some direction and 
information to local municipalities. For example, the front lawn of the 
Niagara Region Headquarters where there is some infiltration gallery and 
raingardens, that is one direction that we are taking. The Ministry of 
Environment has just released their low impact development guidance 
manual as well, it is in draft form at the moment so there is a lot of direction 
going there. 

75 

Is there and inventory of the natural areas remaining in the 
region that would never be developed such as wetlands, wooded 
areas , green spaces? 

Firstly, within the text of the official plan, one of the supporting documents 
lists in detail the components of the natural environment system that are 
proposed to be included in the new natural environment system. The second 
option is to see them in a more visual form is the interactive online mapping 
tool which includes all of those features across the region. 
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76 

If Employment lands are not part of intensification targets of 
province, why is it claimed that meeting intensification needs is 
justified for urban expansion for Employment lands. 

The policy of the growth plan that refers to 50% intensification is specific to 
housing, however, there is still direction that supports the intensification of 
existing employment areas. Through the strategy that the Niagara official 
plan has, we are certainly directing quite a bit of employment growth to 
existing lands within the employment areas. If you look at the employment 
areas we presented, May 2021, we show the existing density of these 
employment areas and what the future density target will be for them, you 
can infer through that process that there is a lot of intensification going on. 

77 

The NES mapping doesn’t seem to take an ecosystem approach. 
An ecosystem approach might be a better strategy rather than 
looking at parcels individually. Could a policy be developed that 
EIS assessments need to include a broader picture as well as 
better vetting of EIS’s which has been a big problem in the past. 

The new policies have a variety of new components of the system. It looks at 
linkage, buffers and supportive areas. In terms of the EIS approval process, 
we have a new set of policies. These policies will come into effect once the 
official plan is implemented. There is a fairly robust approval and review 
process for EIS in place now. The region has trained ecologists, 
environmental planner and water resource engineers required to look at 
EISs, during the review and vetting process. We also get the Conservation 
Authority and ministries involved in the process as well. 

78 

If Employment lands are planned more than 30 years from now. 
Does this not violate 30 year planning framework of province. 

The 2020 Provincial Policy Statement, Policy 1.3.2.7 permits protection of 
Employment Areas beyond a 25 year horizon as long as lands are not 
designated. The draft policies of the Official Plan do not designate future 
employment lands. 

79 

Re: Building on aquifers and responsibility.  Aquifers should not 
be developed due to severe infrastructure problems that occur 
such as sinking sewers , sewage overflows, flooded basements, 
Developers should be held responsible for all infrastructure costs 
that arise from development of these env. sensitive areas. 

Thank you for the comment. 

80 
Regarding the question about permanent protection was this not 
more clearly explained in the current plan as Environmental 
Protection Area than in the draft plan. From my reading of the 

Our previous official plan used two categorization of natural features that 
talked about Environmental Protection areas and Environmental 
Conservation areas. While developing the policies for the new plan, there 
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draft plan, these areas may be mapped but it appears to be done 
in a more confusing manner. 

was a need to talk more what those characterizations mean themselves. 
Moving forward we will not be using broad paintbrushes to identify feature. 
Features are talked about more specifically about what they are. The policies 
state clearly that provincially significant wetlands are a prohibition to 
development. These features are mapped very clearly and labelled 
provincially significant wetlands. 

81 
If the Employment Lands are not designated, then what are they. The NOP has policies pertaining to employment lands but they are identified 

in local official plans as commercial, intuitional etc. Employment lands reflect 
more population based employment. 

82 

Since the need requirements for Employment lands are so 
vague, could the need for more be eliminated through 
brownfield redevelopment. 

 Brownfields are a component of the Employment Strategy and future job 
growth is projected on brownfield lands when they are within an 
Employment Area. Brownfields that are outside of an Employment Area may 
be used for future employment or mixed-use purposes. Not all brownfields 
will, or should, redevelop for traditional heavy industrial purposes.   

83 

Can the region revisit Niagara Falls's decision to turn down plans 
to build within the urban boundary? This decision will cost 
taxpayers and the Niagara Falls City more. Niagara Falls planning 
staff had proposed a plan that would have 
accommodated 65% of growth within the existing urban area, 
centered around four transit nodes. This plan would have saved 
about 200 ha of agricultural and natural areas from being 
urbanized and would have provided more housing options and 
more affordable housing in areas where transportation and 
infrastructure already existed. 

We have allocated a balanced approach of intensification across the Niagara 
Region. Niagara Falls was set at 60% recognizing that they are just meeting 
existing intensification rates of 50%. Their council rejected the intensification 
rate of 65%.  We believe that 60% is a good rate and it will still achieve 
intensification around those transit corridors, their downtown and the GO 
Transit station. We are trying to achieve a balance and provide a variety of 
housing options which is mandated by the Province. The intensification rate 
what we are providing across the region allows us to provide different 
housing types, addressing the missing middle. We are working really closely 
with the City of Niagara Falls staff in order to make sure that intensification 
rates do occur along those areas and will continue to do so. 

84 
There is a proposal to rezone Tourist commercial lands to 
residential in Niagara Falls. If this were to be done, could it 
reduce the need for urban boundary expansion. 

Thank you for the comment. 
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85 
Regarding the earlier question St. Catharines is also 
redesignating land from Employment to residential which would 
reduce need justifications. 

Thank you for the comment. 
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	what balance will there be between, preserving tree canopy with increasing density that will require the removal of trees ? 

	That was something that was considered a lot in during the process of developing the policies in the plan. We had two objectives during the development stage, one was the desire to better protect the natural environment and the second being intensify and have growth in urban areas. Part of our exercise was wanting to understand where all those natural features across the region and put policies in place to protect them and understand the amount of available land for urban growth. 
	That was something that was considered a lot in during the process of developing the policies in the plan. We had two objectives during the development stage, one was the desire to better protect the natural environment and the second being intensify and have growth in urban areas. Part of our exercise was wanting to understand where all those natural features across the region and put policies in place to protect them and understand the amount of available land for urban growth. 
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	Is it the Ministry of Rural Affairs and Housing that approves the Final Plan. 
	Is it the Ministry of Rural Affairs and Housing that approves the Final Plan. 

	That would be the Ministry of Municipal Affairs. 
	That would be the Ministry of Municipal Affairs. 
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	The text of the plan indicates that certain emergency uses will be permitted in the Employment lands area which are not employment type of uses. Should not this be modified by language that suggests that parks and similar nature preservation areas are also permitted and encouraged. 
	The text of the plan indicates that certain emergency uses will be permitted in the Employment lands area which are not employment type of uses. Should not this be modified by language that suggests that parks and similar nature preservation areas are also permitted and encouraged. 

	Emergency uses are not identified in the employment section for the proposed NOP for the statutory public meeting. 
	Emergency uses are not identified in the employment section for the proposed NOP for the statutory public meeting. 
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	This massive intensification requirement appears to eliminate potential parkland.  What guarantees will be in place to assure parkland will be preserved and maintained? 
	This massive intensification requirement appears to eliminate potential parkland.  What guarantees will be in place to assure parkland will be preserved and maintained? 

	The Planning Act ensures parkland in terms of land or cash in lieu is obtained at the development stage for Plans of subdivision. Secondary planning can also ensure parkland is provided in support of healthy communities. The proposed NOP policies support vibrant healthy communities and parkland is an important factor. 
	The Planning Act ensures parkland in terms of land or cash in lieu is obtained at the development stage for Plans of subdivision. Secondary planning can also ensure parkland is provided in support of healthy communities. The proposed NOP policies support vibrant healthy communities and parkland is an important factor. 
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	Can you speak generally regarding engagement, specifically was younger demographic engaged throughout (e.g. an advisory type function) -- also - how many registered for todays event, and how many are online. Thank you. 
	Can you speak generally regarding engagement, specifically was younger demographic engaged throughout (e.g. an advisory type function) -- also - how many registered for todays event, and how many are online. Thank you. 

	Originally as we started the process, we were involved more in the consultation on the background information and that was more general. As we moved along and we started to develop policy, we have been informing and engaging youth groups in the area, young adult groups, mayors and youth advisory groups as well. 
	Originally as we started the process, we were involved more in the consultation on the background information and that was more general. As we moved along and we started to develop policy, we have been informing and engaging youth groups in the area, young adult groups, mayors and youth advisory groups as well. 
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	Does not the proposed Employment Land designation have a negative impact on natural heritage features which are abundant in these areas. Will not this mapping push up the price of these lands and make them less likely to be acquired by groups such as the Nature Conservancy, or the NPCA. 
	Does not the proposed Employment Land designation have a negative impact on natural heritage features which are abundant in these areas. Will not this mapping push up the price of these lands and make them less likely to be acquired by groups such as the Nature Conservancy, or the NPCA. 

	Any of the proposed expansion areas, whether they are for community lands or for employment, some of the overall footprint do include certain natural features of provincially significant wetlands.  It is not the intent of the plan that those features would be removed, there would still be requirement to protect those features as well as any kind of buffers or linkages. These natural features will be protected even though they are within an employment or other type of urban area. This question is relating to
	Any of the proposed expansion areas, whether they are for community lands or for employment, some of the overall footprint do include certain natural features of provincially significant wetlands.  It is not the intent of the plan that those features would be removed, there would still be requirement to protect those features as well as any kind of buffers or linkages. These natural features will be protected even though they are within an employment or other type of urban area. This question is relating to
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	Who sets the population density targets? Example, for downtown St. Catharines, I think it was stated that this area is a Provincial Growth Centre. Therefore, is it the Province, the Region or the City of St. Catharines.  What  is the projected target for the population for the entire city of St. Catharines and the downtown area? 
	Who sets the population density targets? Example, for downtown St. Catharines, I think it was stated that this area is a Provincial Growth Centre. Therefore, is it the Province, the Region or the City of St. Catharines.  What  is the projected target for the population for the entire city of St. Catharines and the downtown area? 

	The Province sets the boundary for urban growth centres. St. Catharines has been given a target of 150 people in jobs per hectare, to be achieved by 2031.  The boundary outside of that, in terms of the rest of the downtown does not have a set target nor does the municipality in its totality. 
	The Province sets the boundary for urban growth centres. St. Catharines has been given a target of 150 people in jobs per hectare, to be achieved by 2031.  The boundary outside of that, in terms of the rest of the downtown does not have a set target nor does the municipality in its totality. 
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	Much of the land in the Employment Lands designation is in Port Colborne. If these lands are suitable for this purpose, does not this indicated that an error has been made in deallocating land here for growth to other municipalities. 
	Much of the land in the Employment Lands designation is in Port Colborne. If these lands are suitable for this purpose, does not this indicated that an error has been made in deallocating land here for growth to other municipalities. 

	We have not deallocated any growth from Port Colborne. We are identifying the employment lands and areas in Port Colborne as the rest of the region.  It is our intention to protect those lands for long term growth in 2051 and beyond. There are a few references for future employment areas as well, those areas are being identified for protection but they are not preventing any current uses. No land use should be permitted that would conflict with the future employment use.  The growth plan allows to protect l
	We have not deallocated any growth from Port Colborne. We are identifying the employment lands and areas in Port Colborne as the rest of the region.  It is our intention to protect those lands for long term growth in 2051 and beyond. There are a few references for future employment areas as well, those areas are being identified for protection but they are not preventing any current uses. No land use should be permitted that would conflict with the future employment use.  The growth plan allows to protect l
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	Have any wetland or watershed plans been changed with this official draft plan? 
	Have any wetland or watershed plans been changed with this official draft plan? 

	This question talks about wetlands and watershed plans. There has been a lot of watershed plans done across the region by the Conservation Authority, for the purpose of the official plan, we undertook and completed a new watershed plan and synthesized it with the existing plan, to create one region wide watershed plan. The plan talks about policies that will be implemented in the region going forward. The second part to that is wetlands, a requirement of the official plan is to look at wetlands and include 
	This question talks about wetlands and watershed plans. There has been a lot of watershed plans done across the region by the Conservation Authority, for the purpose of the official plan, we undertook and completed a new watershed plan and synthesized it with the existing plan, to create one region wide watershed plan. The plan talks about policies that will be implemented in the region going forward. The second part to that is wetlands, a requirement of the official plan is to look at wetlands and include 
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	Who was authorized to carry out the mapping?  Was it ground truthed?  Man-made ponds are being classified as wetlands, even though they were created in the 1950s, etc.  Why was this "historical" information not examined/included?  Mistakes like these could severely impact agricultural operations. 
	Who was authorized to carry out the mapping?  Was it ground truthed?  Man-made ponds are being classified as wetlands, even though they were created in the 1950s, etc.  Why was this "historical" information not examined/included?  Mistakes like these could severely impact agricultural operations. 

	There is a requirement through the official plan that we identify a range  of water courses across the region, and certainly some of them do happen to become drainage ditches or irrigation systems as well. It's important to look at the policies that are included in the official plan as there's a range of exemptions and permissions that are included for agricultural uses adjacent to these features. As well, even the Greenbelt Plan makes consideration of this and includes specific policies for the Niagara Spe
	There is a requirement through the official plan that we identify a range  of water courses across the region, and certainly some of them do happen to become drainage ditches or irrigation systems as well. It's important to look at the policies that are included in the official plan as there's a range of exemptions and permissions that are included for agricultural uses adjacent to these features. As well, even the Greenbelt Plan makes consideration of this and includes specific policies for the Niagara Spe
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	23 

	Thanks to everyone for all the work going into the Official Plan. The NES mapping doesn’t seem to take an ecosystem approach. This might be a better strategy rather than looking at parcels individually. Could a policy be developed that EIS assessments need to include a broader picture as well as better vetting of EIS’s which is currently broken. 
	Thanks to everyone for all the work going into the Official Plan. The NES mapping doesn’t seem to take an ecosystem approach. This might be a better strategy rather than looking at parcels individually. Could a policy be developed that EIS assessments need to include a broader picture as well as better vetting of EIS’s which is currently broken. 

	Thank you for the comment. 
	Thank you for the comment. 
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	Would not the Employment Lands designation encourage growth in a fashion that would be difficult to service by transit and therefore contrary to the plans climate change policies. 
	Would not the Employment Lands designation encourage growth in a fashion that would be difficult to service by transit and therefore contrary to the plans climate change policies. 

	The policies of the Plan need to be read together. Employment areas are part of the urban structure and there are policies in the proposed NOP which support transit for Employment Areas. 
	The policies of the Plan need to be read together. Employment areas are part of the urban structure and there are policies in the proposed NOP which support transit for Employment Areas. 
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	We see in many areas across the region new developments on agricultural lands especially orchards such Vineland area, St. David’s, Grimsby … etc. 
	We see in many areas across the region new developments on agricultural lands especially orchards such Vineland area, St. David’s, Grimsby … etc. 

	Thank you for the comment. 
	Thank you for the comment. 
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	Further, why are certain ag features considered natural heritage features (i.e., drainage ditches)? 
	Further, why are certain ag features considered natural heritage features (i.e., drainage ditches)? 

	There is a requirement though the official plan to identify water courses across the region. Some of them happen to become drainage ditches or irrigation systems. Some are natural and others are semi natural. If these features are in an agricultural area, there is a range of exemptions and permissions that are included for agricultural uses. In addition the greenbelt planning itself takes that into consideration and includes specific policies for the Niagara Specialty crop area. The process requires that we
	There is a requirement though the official plan to identify water courses across the region. Some of them happen to become drainage ditches or irrigation systems. Some are natural and others are semi natural. If these features are in an agricultural area, there is a range of exemptions and permissions that are included for agricultural uses. In addition the greenbelt planning itself takes that into consideration and includes specific policies for the Niagara Specialty crop area. The process requires that we
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	27 

	Contaminated lands are not being cleaned up. Genetic mutations are directly linked to contaminated industrial lands or brown fields. How can we address this in a better way then just building on them without clean up? Housing should never be built there if clean up is not done. 
	Contaminated lands are not being cleaned up. Genetic mutations are directly linked to contaminated industrial lands or brown fields. How can we address this in a better way then just building on them without clean up? Housing should never be built there if clean up is not done. 

	 A Record of Site Condition is required to develop contaminated lands with more sensitive land uses. Clean up must take place in accordance with provincial standards. Redevelopment of brownfield sites is a form of urban renewal that can add to the vibrancy of communities as well as cleanup of the environment. 
	 A Record of Site Condition is required to develop contaminated lands with more sensitive land uses. Clean up must take place in accordance with provincial standards. Redevelopment of brownfield sites is a form of urban renewal that can add to the vibrancy of communities as well as cleanup of the environment. 
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	Has any calculation been made of the total area in hectares or acres of the natural heritage features within the Employment Land designations outside of urban boundaries. 
	Has any calculation been made of the total area in hectares or acres of the natural heritage features within the Employment Land designations outside of urban boundaries. 

	Mapping for the new plan is draft and subject to review and updates.  
	Mapping for the new plan is draft and subject to review and updates.  
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	Adequate housing for seniors at affordable pricing is becoming more problematic. What provisions are being considered for solving this issue? 
	Adequate housing for seniors at affordable pricing is becoming more problematic. What provisions are being considered for solving this issue? 

	As a land use plan, our policies don’t identify specific population, however some of the general policies will help seniors in need of housing and support for a diversity of housing to be developed over time ensue that as people enter into different stages of like they have the opportunity to continue to live in the community that they love. Another key policy with our plan is the encouragement for universal design standards to be put in place and those standards would make sure that people with disabilitie
	As a land use plan, our policies don’t identify specific population, however some of the general policies will help seniors in need of housing and support for a diversity of housing to be developed over time ensue that as people enter into different stages of like they have the opportunity to continue to live in the community that they love. Another key policy with our plan is the encouragement for universal design standards to be put in place and those standards would make sure that people with disabilitie
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	What is the exact width of the linear Employment Lands outside of urban boundaries. What is the total area of these lands in terms of acres or hectares. 
	What is the exact width of the linear Employment Lands outside of urban boundaries. What is the total area of these lands in terms of acres or hectares. 

	The areas depicted on the map are conceptual to allow for consideration in long range planning. Urban employment development can only take place if portions of the area are brought in to the urban are in the future if growth trends change and there is a need. 
	The areas depicted on the map are conceptual to allow for consideration in long range planning. Urban employment development can only take place if portions of the area are brought in to the urban are in the future if growth trends change and there is a need. 
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	Can  you speak to the buffer provisions intended to protect NHS?  Numerous provisions to protect Greenbelt, NHS, etc., will limit agricultural operations and infringe on viable/workable land. 
	Can  you speak to the buffer provisions intended to protect NHS?  Numerous provisions to protect Greenbelt, NHS, etc., will limit agricultural operations and infringe on viable/workable land. 

	I do not think the buffer provisions will infringe on workable land, there are no requirements for agricultural land to be taken out of production for the uses of environmental buffers. There are some specific policies in the plan that say to the contrary that if a land has to continue to be used for agricultural production, it could remain that way. There are buffers and setbacks to natural heritage features in the agricultural areas, but there is a wide range of exemptions that apply to agricultural uses 
	I do not think the buffer provisions will infringe on workable land, there are no requirements for agricultural land to be taken out of production for the uses of environmental buffers. There are some specific policies in the plan that say to the contrary that if a land has to continue to be used for agricultural production, it could remain that way. There are buffers and setbacks to natural heritage features in the agricultural areas, but there is a wide range of exemptions that apply to agricultural uses 
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	The draft plan contains language regarding the Canadian Motor Speedway. Is not this contrary to having these lands proposed as an urban boundary expansion. The policy to be put in the draft plans calls for no ancillary uses, until the raceway and stadium are substantially completed. 
	The draft plan contains language regarding the Canadian Motor Speedway. Is not this contrary to having these lands proposed as an urban boundary expansion. The policy to be put in the draft plans calls for no ancillary uses, until the raceway and stadium are substantially completed. 

	 The site specific policy and urban expansion are not contrary. The proposed expansion in this area is for employment purposes. 
	 The site specific policy and urban expansion are not contrary. The proposed expansion in this area is for employment purposes. 
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	I think the question about increasing intensification while protecting tree canopy was misunderstood. Often intensification in urban areas means that small buildings on large lots with lots of trees are replaced by bigger buildings that extend from lot line to lot line and all the former tree canopy is lost. This can result in significant tree canopy losses within the urban area. Has the Region considered any ways to make up for this canopy loss whether it be plantings elsewhere or increasing tree planting 
	I think the question about increasing intensification while protecting tree canopy was misunderstood. Often intensification in urban areas means that small buildings on large lots with lots of trees are replaced by bigger buildings that extend from lot line to lot line and all the former tree canopy is lost. This can result in significant tree canopy losses within the urban area. Has the Region considered any ways to make up for this canopy loss whether it be plantings elsewhere or increasing tree planting 

	Part of the work that we are doing for the official plan is having a regional greening strategy. This is an initiative that we started working on and will continue to work on after the official plan is completed. We are looking at a variety of different ways to increase the tree canopy cover. Single trees fall under the policy of local municipalities. Through development planning we encourage the placement of street trees along regional roads and we also work closely with our local partners on landscape pla
	Part of the work that we are doing for the official plan is having a regional greening strategy. This is an initiative that we started working on and will continue to work on after the official plan is completed. We are looking at a variety of different ways to increase the tree canopy cover. Single trees fall under the policy of local municipalities. Through development planning we encourage the placement of street trees along regional roads and we also work closely with our local partners on landscape pla
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	34 

	you mentioned the OP is somewhat dynamic -- can you offer a few examples of what would trigger the Region OP to be "re-opened" for a future review...? 
	you mentioned the OP is somewhat dynamic -- can you offer a few examples of what would trigger the Region OP to be "re-opened" for a future review...? 

	There are a couple of items that might trigger for us to do an update to the OP. The first is that the provincial government may issue some new legislation to their plans or the provincial policy statement, which comes with a directive to municipalities that they need to make sure that these policies within their official plans are in conformity. The second item is that we are also going to monitor growth as it continues on yearly basis to determine how we are dealing with the growth requirements that have 
	There are a couple of items that might trigger for us to do an update to the OP. The first is that the provincial government may issue some new legislation to their plans or the provincial policy statement, which comes with a directive to municipalities that they need to make sure that these policies within their official plans are in conformity. The second item is that we are also going to monitor growth as it continues on yearly basis to determine how we are dealing with the growth requirements that have 
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	The draft plan has mapping of golf course lands along Glendale Avenue in Niagara on the Lake and St. Catharines. Is this not premature since a decision about these lands has not been yet made by the province as required. 
	The draft plan has mapping of golf course lands along Glendale Avenue in Niagara on the Lake and St. Catharines. Is this not premature since a decision about these lands has not been yet made by the province as required. 

	Urban development can not take place on these lands unless the lands are designated as urban in the Niagara Escarpment Plan by the Province. 
	Urban development can not take place on these lands unless the lands are designated as urban in the Niagara Escarpment Plan by the Province. 
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	Does St. Catharines qualify for Inclusionary Zoning? 
	Does St. Catharines qualify for Inclusionary Zoning? 

	Inclusionary zoning refers to a land use tool that would require a certain percentage of housing to be affordable within new residential developments. This can only be implemented in specific areas, the Province does have strict rules for where municipalities can implement this tool. For Niagara it is really limited to our current major transit or our GO transit station areas. St. Catharines does qualify but only within the GO transit station area. 
	Inclusionary zoning refers to a land use tool that would require a certain percentage of housing to be affordable within new residential developments. This can only be implemented in specific areas, the Province does have strict rules for where municipalities can implement this tool. For Niagara it is really limited to our current major transit or our GO transit station areas. St. Catharines does qualify but only within the GO transit station area. 
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	To what extent did climate change inform the new official plan and what mitigation/ adaptation provisions are provided/embedded in the official plan. ? 
	To what extent did climate change inform the new official plan and what mitigation/ adaptation provisions are provided/embedded in the official plan. ? 

	Climate change has been a significant theme across all of our chapters of the official plan and in the sustainable region chapter. We have some policies devoted to climate change, commitments are made on both the mitigation and adaptation side. Some examples include developing a green house gas inventory and establishing targets to reduce our emissions. We are also looking at developing a regional greening strategy. On the adaptation side, we have some regional climate projections that we are going to use t
	Climate change has been a significant theme across all of our chapters of the official plan and in the sustainable region chapter. We have some policies devoted to climate change, commitments are made on both the mitigation and adaptation side. Some examples include developing a green house gas inventory and establishing targets to reduce our emissions. We are also looking at developing a regional greening strategy. On the adaptation side, we have some regional climate projections that we are going to use t
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	What is the Region doing to protect our designated heritage buildings? 
	What is the Region doing to protect our designated heritage buildings? 

	Just to clarify protection or designation of heritage buildings is a responsibility that is implemented by the local municipality. In terms of the region's role in that protection, we have a number of policies in the plan that speak to conservation and resource management.  We also have requirements for specific studies where developments occurring adjacent or on a designated property, we would require that the developer undertakes a heritage impact assessment. We also have high level policies around conser
	Just to clarify protection or designation of heritage buildings is a responsibility that is implemented by the local municipality. In terms of the region's role in that protection, we have a number of policies in the plan that speak to conservation and resource management.  We also have requirements for specific studies where developments occurring adjacent or on a designated property, we would require that the developer undertakes a heritage impact assessment. We also have high level policies around conser
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	It seems to me that policies need to be developed to support affordable housing otherwise it won’t happen. There isn’t much incentive for developers to build this type of housing. For example in some US cities a given number of floors in multistory buildings have be affordable. 
	It seems to me that policies need to be developed to support affordable housing otherwise it won’t happen. There isn’t much incentive for developers to build this type of housing. For example in some US cities a given number of floors in multistory buildings have be affordable. 

	I definitely agree that there needs to be more done for affordable housing, I will not talk about the inclusionary zoning as this was addressed in an earlier question. I will talk about how our plan addresses affordable housing. This issue requires coordination between various agencies and levels of government. We as a corporation are doing a lot to try to address this issue as a whole, including advocating higher levels of government to get more funding for supportive and community housing. The role of the
	I definitely agree that there needs to be more done for affordable housing, I will not talk about the inclusionary zoning as this was addressed in an earlier question. I will talk about how our plan addresses affordable housing. This issue requires coordination between various agencies and levels of government. We as a corporation are doing a lot to try to address this issue as a whole, including advocating higher levels of government to get more funding for supportive and community housing. The role of the
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	How much time will there be before the final Planning Department recommendation on the draft plan and the Public Meeting that is required under the Planning Act. 
	How much time will there be before the final Planning Department recommendation on the draft plan and the Public Meeting that is required under the Planning Act. 

	The draft official plan, policies and schedule were released to the public for feedback in January, 2022. The closing date for the public review is march 4. As we receive feedback from the public, stakeholders and agencies, we will be looking at our policies and making revision sessions following that. We are going to be hosting an open house in April as well as the statuary public meeting, where we will be following all the Planning Act legislative requirement for notice as well as providing a final draft 
	The draft official plan, policies and schedule were released to the public for feedback in January, 2022. The closing date for the public review is march 4. As we receive feedback from the public, stakeholders and agencies, we will be looking at our policies and making revision sessions following that. We are going to be hosting an open house in April as well as the statuary public meeting, where we will be following all the Planning Act legislative requirement for notice as well as providing a final draft 
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	PSW's are often a very contentious issue.  A PSW's often sit as island with development being tightly wrapped around them. I would like to know how land animals are to get to these PSW as there does not seem to be plans in place for this issue. 
	PSW's are often a very contentious issue.  A PSW's often sit as island with development being tightly wrapped around them. I would like to know how land animals are to get to these PSW as there does not seem to be plans in place for this issue. 

	There are in some cases in existing developed areas. PSWs that are fairly isolated. That is a remnant of previous type of process used when looking at environmental planning, which was more of feature based. Moving forward we are using a system based approach to protect these features. Firstly we look to have a buffer around those features that takes away the impact from development being so close. And the second thing that we look at is, ways to of having enhancement areas, supporting areas and features ar
	There are in some cases in existing developed areas. PSWs that are fairly isolated. That is a remnant of previous type of process used when looking at environmental planning, which was more of feature based. Moving forward we are using a system based approach to protect these features. Firstly we look to have a buffer around those features that takes away the impact from development being so close. And the second thing that we look at is, ways to of having enhancement areas, supporting areas and features ar
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	What rights or opportunities do farmers and landowners have in appealing proposed designations and/or mapping refinements, if any? What opportunities for input are there?  Often the landowner is saddled with the financial burden of correcting these inaccuracies.. Will that be the case in Niagara? 
	What rights or opportunities do farmers and landowners have in appealing proposed designations and/or mapping refinements, if any? What opportunities for input are there?  Often the landowner is saddled with the financial burden of correcting these inaccuracies.. Will that be the case in Niagara? 

	 We are inviting comment on the draft mapping and policies as part of the open house and public meeting to follow in the next several week. If there are any concerns with the draft mapping please contact the Official Plan team at makingourmark@niagararegion.ca. 
	 We are inviting comment on the draft mapping and policies as part of the open house and public meeting to follow in the next several week. If there are any concerns with the draft mapping please contact the Official Plan team at makingourmark@niagararegion.ca. 
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	Are there some municipalities within the region that have no heritage designations? If this is so could not the region develop protection for these areas as a municipality 
	Are there some municipalities within the region that have no heritage designations? If this is so could not the region develop protection for these areas as a municipality 

	All twelve municipalities in Niagara have designated properties.  These properties are identified by the municipal heritage committee and/or historical society.  Property owners can also request that their property be designated.  The Ontario Heritage Act also empowers municipalities to keep a register of listed property that are priorities for research towards designation, and afforded additional protection prior to demolition (i.e. 60 days notice to the municipality). 
	All twelve municipalities in Niagara have designated properties.  These properties are identified by the municipal heritage committee and/or historical society.  Property owners can also request that their property be designated.  The Ontario Heritage Act also empowers municipalities to keep a register of listed property that are priorities for research towards designation, and afforded additional protection prior to demolition (i.e. 60 days notice to the municipality). 
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	The plan has designated wetlands and shoreline in active fields and municipal drainage ditches. I feel there has been an error that will significantly impact the property value and future land use. Can I get this reviewed and corrected? 
	The plan has designated wetlands and shoreline in active fields and municipal drainage ditches. I feel there has been an error that will significantly impact the property value and future land use. Can I get this reviewed and corrected? 

	Whilst creating the online mapping, we embedded a tool that allows the public, land owners and other stakeholders to review the mapping. This tool allows you to click right on the feature and provide a comment. We have given ample time for reviewing the maps, When a land owner sees something on their property that is mapped and they think it is a little bit different, they can provide a comment directly through the mapping application. We will look at it and follow up as necessary. If for whatever reason yo
	Whilst creating the online mapping, we embedded a tool that allows the public, land owners and other stakeholders to review the mapping. This tool allows you to click right on the feature and provide a comment. We have given ample time for reviewing the maps, When a land owner sees something on their property that is mapped and they think it is a little bit different, they can provide a comment directly through the mapping application. We will look at it and follow up as necessary. If for whatever reason yo
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	Flood plains will increase with the increase of the sea water and therefore more inland rains. As housing is being built upon areas with high water tables, are these being considered, for insurance purposes...? 
	Flood plains will increase with the increase of the sea water and therefore more inland rains. As housing is being built upon areas with high water tables, are these being considered, for insurance purposes...? 

	We need to make sure we are directing development away from flood prone areas, we have policies in our plan in accordance with provincial direction that are specific to floodplain mapping, that is the primary mandate of the Conservation Authority. The NPCA is responsible for floodplain mapping as well as the permitting process associated with development there. Some of those questions could be directed to them, over the last couple of years they have initiated and continue to update their floodplain mapping
	We need to make sure we are directing development away from flood prone areas, we have policies in our plan in accordance with provincial direction that are specific to floodplain mapping, that is the primary mandate of the Conservation Authority. The NPCA is responsible for floodplain mapping as well as the permitting process associated with development there. Some of those questions could be directed to them, over the last couple of years they have initiated and continue to update their floodplain mapping
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	46 
	46 

	Could not one way to increase tree cover would be to recognize naturalizing habitat within the natural heritage system. Usually these lands are just dismissed as scrub, but will become mature forests if left to grow. 
	Could not one way to increase tree cover would be to recognize naturalizing habitat within the natural heritage system. Usually these lands are just dismissed as scrub, but will become mature forests if left to grow. 

	That is one thing that has come up in the process, we looked at designing the natural environment system.  Features such as supporting area and enhancement areas to natural features have been included in the system. These are ways we can look at areas directly adjacent to natural features areas, areas that have potential to regenerate on their own and areas that could be supported in their regeneration through planting and other enhancement activities. We have included that feature type as part of the natur
	That is one thing that has come up in the process, we looked at designing the natural environment system.  Features such as supporting area and enhancement areas to natural features have been included in the system. These are ways we can look at areas directly adjacent to natural features areas, areas that have potential to regenerate on their own and areas that could be supported in their regeneration through planting and other enhancement activities. We have included that feature type as part of the natur
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	47 
	47 

	Could you expand on the Official Plan’s encouragement  of  renewable energy development? What kind of renewable energy and where? 
	Could you expand on the Official Plan’s encouragement  of  renewable energy development? What kind of renewable energy and where? 

	Niagara has benefited historically from our renewable energy though hydroelectric power. Our design guidelines will be a source of encouragement for development to incorporate a vast array of renewable energy sources. Those could include solar, wind and also through the conservation of energy as well as zero net passive houses.  There are a couple of level policies in the urban design section that speak to sustainability, those will be captured through the guidelines. 
	Niagara has benefited historically from our renewable energy though hydroelectric power. Our design guidelines will be a source of encouragement for development to incorporate a vast array of renewable energy sources. Those could include solar, wind and also through the conservation of energy as well as zero net passive houses.  There are a couple of level policies in the urban design section that speak to sustainability, those will be captured through the guidelines. 
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	48 

	It appears most new development will be upon the escarpment, e.g. West Lincoln. What infrastructure will be built to permit transportation of commuters to the GO Train network? Will infrastructure that is now targeted for towns below the escarpment be re-allocated upon the escarpment and what impact will this have on property taxes for residents of the Region? Why not focus more building below the escarpment. 
	It appears most new development will be upon the escarpment, e.g. West Lincoln. What infrastructure will be built to permit transportation of commuters to the GO Train network? Will infrastructure that is now targeted for towns below the escarpment be re-allocated upon the escarpment and what impact will this have on property taxes for residents of the Region? Why not focus more building below the escarpment. 

	I can speak to the area of growth, the Smithville urban boundary expansion is the community plan that is being looked at right now. There are few components that were identified in schedule J1, that come from our transportation master plan. One of those pieces is a Hwy 20 bypass shown to the north of Smithville and then the other piece in escarpment crossing, which is going to better facilitate people getting down to the QEW and eventually the GO transportation hub. We are planning for infrastructure to sup
	I can speak to the area of growth, the Smithville urban boundary expansion is the community plan that is being looked at right now. There are few components that were identified in schedule J1, that come from our transportation master plan. One of those pieces is a Hwy 20 bypass shown to the north of Smithville and then the other piece in escarpment crossing, which is going to better facilitate people getting down to the QEW and eventually the GO transportation hub. We are planning for infrastructure to sup
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	49 

	I am a rural resident and have grave concerns regarding Niagara Regions handling of present surface and ground hydrology,  particularly in light of the Regions recent weather events. The present agricultural and residential development practices are to 
	I am a rural resident and have grave concerns regarding Niagara Regions handling of present surface and ground hydrology,  particularly in light of the Regions recent weather events. The present agricultural and residential development practices are to 

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

	clear cut to the property lines ignoring set back and buffer requirment that should be left intact. Why is it not recognized that the resulting hydrological issues created by this practice create huge expenses to taxpayers i.e.: continuous road repairs 
	clear cut to the property lines ignoring set back and buffer requirment that should be left intact. Why is it not recognized that the resulting hydrological issues created by this practice create huge expenses to taxpayers i.e.: continuous road repairs 
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	If the PSW is surrounded by agriculture is this not much better than having them surrounded by urban development. I am concerned about the fate of some PSWs in Smithville, south Niagara Falls and Fort Erie which would be degraded by urban boundary expansions. 
	If the PSW is surrounded by agriculture is this not much better than having them surrounded by urban development. I am concerned about the fate of some PSWs in Smithville, south Niagara Falls and Fort Erie which would be degraded by urban boundary expansions. 

	Wetlands are provincially significant and protected by the province, the conservation authority and the region. That speaks to the importance of these features and certainly recognize that we need to protect them within our urban areas. Outside of Urban areas there is a requirement to protect wetlands as part of the boundary expansion. They would become zoned as part of the planning process and will have buffers to protect them. 
	Wetlands are provincially significant and protected by the province, the conservation authority and the region. That speaks to the importance of these features and certainly recognize that we need to protect them within our urban areas. Outside of Urban areas there is a requirement to protect wetlands as part of the boundary expansion. They would become zoned as part of the planning process and will have buffers to protect them. 


	51 
	51 
	51 

	Does the region have any strategies to require climate related-risk financial disclosures in dealing with any stakeholders and organizations specifically with Asset management planning ? 
	Does the region have any strategies to require climate related-risk financial disclosures in dealing with any stakeholders and organizations specifically with Asset management planning ? 

	 Through the Region’s Asset Management Policy (C-F-024), the Region will consider the impacts of climate change to its asset management practices through the Region’s risk management practices. At this time, there is no formal strategy or for stakeholders to disclose climate related-risk or the financial consequences should they be realized. The Region is continuing to develop and refine its asset management system and practices. Through these improvements the Region will be better equipped to assess its vu
	 Through the Region’s Asset Management Policy (C-F-024), the Region will consider the impacts of climate change to its asset management practices through the Region’s risk management practices. At this time, there is no formal strategy or for stakeholders to disclose climate related-risk or the financial consequences should they be realized. The Region is continuing to develop and refine its asset management system and practices. Through these improvements the Region will be better equipped to assess its vu
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	Greetings. In south Niagara Region one land parcel (approx. 30 acres) has been shown in urban expansion boundary, but this parcel has significant wet lands upto 90 %. What options landowners has for any potential developments? What potential uses this parcel of lands will have? Thanks 
	Greetings. In south Niagara Region one land parcel (approx. 30 acres) has been shown in urban expansion boundary, but this parcel has significant wet lands upto 90 %. What options landowners has for any potential developments? What potential uses this parcel of lands will have? Thanks 

	 If the feature is a provincially significant wetland then no development can occur in within the features boundary which is identified and confirmed by the Ministry of natural resources. Development adjacent to the feature must be separated from the feature by required buffers and demonstrate via an environmental impact study that there will be no negative impact on the feature and its functions. If the feature is an “other wetland” an environmental impact would be required to demonstrate that a proposed d
	 If the feature is a provincially significant wetland then no development can occur in within the features boundary which is identified and confirmed by the Ministry of natural resources. Development adjacent to the feature must be separated from the feature by required buffers and demonstrate via an environmental impact study that there will be no negative impact on the feature and its functions. If the feature is an “other wetland” an environmental impact would be required to demonstrate that a proposed d
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	I would like to inform you that portions of tributaries and entire tributaries have been omitted for the Shriners Creek and Beaverdams Creek in Northwest Niagara Falls.  A soils expert working on Regional soils mapping years ago told us that the valleylands traversed by these unmapped watercourses are environmentally sensitive.  I would add also climatically sensitive (ex. air drainage contributing to micro climate and frost free days).  Further downstream damage to trees, erosion and crop losses due to ups
	I would like to inform you that portions of tributaries and entire tributaries have been omitted for the Shriners Creek and Beaverdams Creek in Northwest Niagara Falls.  A soils expert working on Regional soils mapping years ago told us that the valleylands traversed by these unmapped watercourses are environmentally sensitive.  I would add also climatically sensitive (ex. air drainage contributing to micro climate and frost free days).  Further downstream damage to trees, erosion and crop losses due to ups

	Thank you for your comment 
	Thank you for your comment 
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	Will the ROP look at a two zone system for flood plain development 
	Will the ROP look at a two zone system for flood plain development 

	 That is a question that would be more appropriately asked and dealt with by the conservation authority. 
	 That is a question that would be more appropriately asked and dealt with by the conservation authority. 
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	55 
	55 

	About property tax Why I’ve to pay higher tax on a property I already own and living in for many years in time my income not increased.  You could charge higher property tax on a resold properties not on people living in their properties for years and years 
	About property tax Why I’ve to pay higher tax on a property I already own and living in for many years in time my income not increased.  You could charge higher property tax on a resold properties not on people living in their properties for years and years 

	Thank you for the comment. 
	Thank you for the comment. 
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	56 
	56 

	There has been many concerns with EIS process.  Often EIS's appear to accommodate developer or the results do not reflect existing biodiversity.   Currently developers hire the EIS consultants and pay for process.  Can region consider policy change in new draft plan to have the city pay for comprehensive EIS prior to developmental plans then incorporate cost in developmental charges?  This will eliminate the conflict of interest that is occurring with the current process.  This way our cities can ensure we 
	There has been many concerns with EIS process.  Often EIS's appear to accommodate developer or the results do not reflect existing biodiversity.   Currently developers hire the EIS consultants and pay for process.  Can region consider policy change in new draft plan to have the city pay for comprehensive EIS prior to developmental plans then incorporate cost in developmental charges?  This will eliminate the conflict of interest that is occurring with the current process.  This way our cities can ensure we 

	We have a range of new policies in the official plan for the protection of the natural environment as well as the completion of the EIS process. EIS is often a component of the application process, the EIS goes though a thorough review by regional planning staff, regional environment staff, trained ecologists and water resource engineers. In addition the Conservation Authority and often the provincial ministries are also involved in the review of EIS within the policies of the official plan, we do have prov
	We have a range of new policies in the official plan for the protection of the natural environment as well as the completion of the EIS process. EIS is often a component of the application process, the EIS goes though a thorough review by regional planning staff, regional environment staff, trained ecologists and water resource engineers. In addition the Conservation Authority and often the provincial ministries are also involved in the review of EIS within the policies of the official plan, we do have prov
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	57 
	57 

	Could not urbanization around PSWs lead to species loss. Species that go beyond the borders of the PSWs such as the Chorus Frog, could be impacted by road mortality. This would cause the PSW to loose points and be no longer protected. 
	Could not urbanization around PSWs lead to species loss. Species that go beyond the borders of the PSWs such as the Chorus Frog, could be impacted by road mortality. This would cause the PSW to loose points and be no longer protected. 

	Thank you for the comment. 
	Thank you for the comment. 
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	What is the actual range of some of the species found is PSWs. These include various frogs and the Blue-Spotted Salamander. 
	What is the actual range of some of the species found is PSWs. These include various frogs and the Blue-Spotted Salamander. 

	This question goes beyond the scope of our session tonight.  
	This question goes beyond the scope of our session tonight.  
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	The population will increase significantly and we need housing in place ready for the influx with all infrastructure in place. 
	The population will increase significantly and we need housing in place ready for the influx with all infrastructure in place. 

	Thank you for the comment. 
	Thank you for the comment. 
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	‘Normal use’ and ‘permitted use’ are used to outline which agricultural uses are allowed within municipal NHS provisions; however policies are not always clear on what ‘normal/permitted’ are. i.e. building permits, minor variances, etc. Are they subject to or exempted from the EIS process? 
	‘Normal use’ and ‘permitted use’ are used to outline which agricultural uses are allowed within municipal NHS provisions; however policies are not always clear on what ‘normal/permitted’ are. i.e. building permits, minor variances, etc. Are they subject to or exempted from the EIS process? 

	There is no requirement that anything needs to be taken out of production or the area which is being farmed needs to be taken out of production.  The policies of the regional official plan apply to policies when there is some type of development application that is being proposed on the site and a development application that is going to need some type of permission whether it is a planning permission or a building permit permission.  There are a lot of exemptions included in the policies for agricultural o
	There is no requirement that anything needs to be taken out of production or the area which is being farmed needs to be taken out of production.  The policies of the regional official plan apply to policies when there is some type of development application that is being proposed on the site and a development application that is going to need some type of permission whether it is a planning permission or a building permit permission.  There are a lot of exemptions included in the policies for agricultural o
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	How does a “Highly Vulnerable Aquifer” or “Significant Groundwater Recharge Area” impact a landowner in relation to environmental responsibilities and issuance of future building permits. 
	How does a “Highly Vulnerable Aquifer” or “Significant Groundwater Recharge Area” impact a landowner in relation to environmental responsibilities and issuance of future building permits. 

	Highly vulnerable and highly sensitive aquifers were defined in the Niagara source water protection work that was lead by the NPC a number of years ago. It comes into play when you have a planning act, a development application, a severance type of application where you are proposing a smaller lot. An assessment would need to be done doing a hydrogeological report and study to better understand where the impacts to the aquifer to the groundwater. This is following the Ministry of Environment D54 guidelines 
	Highly vulnerable and highly sensitive aquifers were defined in the Niagara source water protection work that was lead by the NPC a number of years ago. It comes into play when you have a planning act, a development application, a severance type of application where you are proposing a smaller lot. An assessment would need to be done doing a hydrogeological report and study to better understand where the impacts to the aquifer to the groundwater. This is following the Ministry of Environment D54 guidelines 
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	62 

	Are any of you familiar with the provincial auditor's review of the NPCA. This indicated that political pressure was applied in agency comments on development applications. 
	Are any of you familiar with the provincial auditor's review of the NPCA. This indicated that political pressure was applied in agency comments on development applications. 

	Thank you for the comment. 
	Thank you for the comment. 
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	In the past it was denied that Employment land designations were being proposed. Now they are not being explained and no effort has been made to answer by questions. One area that is impacted is the Waverly Woodlot, identified in the 1980 ESA study as an environmentally significant area. This area has an old growth Black Gum forest. 
	In the past it was denied that Employment land designations were being proposed. Now they are not being explained and no effort has been made to answer by questions. One area that is impacted is the Waverly Woodlot, identified in the 1980 ESA study as an environmentally significant area. This area has an old growth Black Gum forest. 

	Thank you for the comment. 
	Thank you for the comment. 
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	I do not believe the NOP meets the growth requirements that have been laid out by the Province. 
	I do not believe the NOP meets the growth requirements that have been laid out by the Province. 

	We looked at the growth requirements from the growth plan and provided our recommendations and draft policies to be in line with that. If there is anything specific that you would like to highlight that is not aligned with that, we will be happy to speak to it. What is important to know is that we are also working really closely with the provincial team on our land needs assessment as well as our official plan policies, in order to ensure that we are in alignment and in conformity with provincial plans. 
	We looked at the growth requirements from the growth plan and provided our recommendations and draft policies to be in line with that. If there is anything specific that you would like to highlight that is not aligned with that, we will be happy to speak to it. What is important to know is that we are also working really closely with the provincial team on our land needs assessment as well as our official plan policies, in order to ensure that we are in alignment and in conformity with provincial plans. 
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	65 
	65 

	You mention that inclusionary zoning is only allowed near major transit areas. Did you say that was a provincial directive that the Region has no ability to alter? 
	You mention that inclusionary zoning is only allowed near major transit areas. Did you say that was a provincial directive that the Region has no ability to alter? 

	The region does not have the ability to alter, inclusionary zoning as they are outlined by the province within provincial legislation, specifically, the Planning Act and its regulations.  In Niagara's case, it is only the GO transit station areas, however, there are other areas that are identified in t he act which can implement inclusionary zoning.  This includes areas identified by the ministry as well as areas that are subject to what is known as a community planning permit system. Currently in Niagara, 
	The region does not have the ability to alter, inclusionary zoning as they are outlined by the province within provincial legislation, specifically, the Planning Act and its regulations.  In Niagara's case, it is only the GO transit station areas, however, there are other areas that are identified in t he act which can implement inclusionary zoning.  This includes areas identified by the ministry as well as areas that are subject to what is known as a community planning permit system. Currently in Niagara, 
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	66 

	Since the government is loosening covid restrictions, have you considered having an in person Statutory Public Meeting that we can attend in person with nice big maps for viewing? 
	Since the government is loosening covid restrictions, have you considered having an in person Statutory Public Meeting that we can attend in person with nice big maps for viewing? 

	Corporately there has been no decision made on those types of meeting and where they were allowed, we are forging ahead in our  planning, it will be a zoom meeting, If there are changes corporately we will try and facilitate something in that regard. 
	Corporately there has been no decision made on those types of meeting and where they were allowed, we are forging ahead in our  planning, it will be a zoom meeting, If there are changes corporately we will try and facilitate something in that regard. 
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	67 

	I find it offensive that in a past meeting such as this it was denied that there was any Employment land expansion along Netherby Road. True there is no urban boundary expansion but this is being achieved through the mapping in Appendix 2.  There should have been a presentation on this matter. Instead a rehash was made of issues discussed in previous meetings. 
	I find it offensive that in a past meeting such as this it was denied that there was any Employment land expansion along Netherby Road. True there is no urban boundary expansion but this is being achieved through the mapping in Appendix 2.  There should have been a presentation on this matter. Instead a rehash was made of issues discussed in previous meetings. 

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

	Would development actually be restricted in the Enhancement Areas? 
	Would development actually be restricted in the Enhancement Areas? 

	Yes, it would be, the enhancement areas or supporting areas and features would be identified when an EIS is being completed through any kind of development application process.  The purpose of that would be to identify where these areas are and design the footprint of the development appropriately around them. 
	Yes, it would be, the enhancement areas or supporting areas and features would be identified when an EIS is being completed through any kind of development application process.  The purpose of that would be to identify where these areas are and design the footprint of the development appropriately around them. 
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	Although no lands have been mapped for deallocation in Port Colborne, have not an exact area been calculated to be allocated to other municipalities. 
	Although no lands have been mapped for deallocation in Port Colborne, have not an exact area been calculated to be allocated to other municipalities. 

	What we have done is look at the available land supply that is in Port Colborne and identified that some of the lands are not readily available for development before 2052, however, it is a separate calculation than what has been allocated to the municipality. We recognize that there is some encumbrance within the municipality with existing land, however, that does not impact in any way the allocation given to them or moved any population. 
	What we have done is look at the available land supply that is in Port Colborne and identified that some of the lands are not readily available for development before 2052, however, it is a separate calculation than what has been allocated to the municipality. We recognize that there is some encumbrance within the municipality with existing land, however, that does not impact in any way the allocation given to them or moved any population. 
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	Have other regions proceeded with plans that exceed the provincial mandate requirements or is Niagara the only one? 
	Have other regions proceeded with plans that exceed the provincial mandate requirements or is Niagara the only one? 

	Yes a number of other regional municipalities in the province have gone well beyond provincial requirements. The province provides minimum standards and municipalities are encouraged to go beyond that, based on their local circumstances. Our approach is that different regions have different growth challenges and opportunities. After considering all the data information, our approach was tailored to our region. The province provided direction that we should look at intensification at 50%, our official plan g
	Yes a number of other regional municipalities in the province have gone well beyond provincial requirements. The province provides minimum standards and municipalities are encouraged to go beyond that, based on their local circumstances. Our approach is that different regions have different growth challenges and opportunities. After considering all the data information, our approach was tailored to our region. The province provided direction that we should look at intensification at 50%, our official plan g
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	71 

	Does not the draft plan call for seeking infrastructure funding from federal and provincial government on Employment Lands outside urban boundaries. If successful, could this encourage low density sprawl. 
	Does not the draft plan call for seeking infrastructure funding from federal and provincial government on Employment Lands outside urban boundaries. If successful, could this encourage low density sprawl. 

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


	#  
	#  
	#  

	Question/Comment 
	Question/Comment 

	Response 
	Response 


	72 
	72 
	72 

	If Employment lands outside of urban boundaries were to be actually development. Would this not undermine intensification goals. 
	If Employment lands outside of urban boundaries were to be actually development. Would this not undermine intensification goals. 

	I want to highlight that lands shown on appendix 2 are for protection beyond 2051. They are not intended to come into the urban area boundaries prior to that and they are not intended for development prior to that.  The other component of that is that employment areas do not impact intensification, they are the focus of traditional employment uses such as manufacturing and industrial uses. Even though we are protecting and identifying where land should be protected for employment uses, it does not mean that
	I want to highlight that lands shown on appendix 2 are for protection beyond 2051. They are not intended to come into the urban area boundaries prior to that and they are not intended for development prior to that.  The other component of that is that employment areas do not impact intensification, they are the focus of traditional employment uses such as manufacturing and industrial uses. Even though we are protecting and identifying where land should be protected for employment uses, it does not mean that
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	73 

	Are land owners  affected by the draft plan changes going to compensated financially? 
	Are land owners  affected by the draft plan changes going to compensated financially? 

	The Region does not provide compensation to landowners who have natural environment features on the land.  
	The Region does not provide compensation to landowners who have natural environment features on the land.  
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	74 

	Regarding LID is there any specific policy guidelines to control on-site storm water to mimic natural hydrology as development are undertaken? 
	Regarding LID is there any specific policy guidelines to control on-site storm water to mimic natural hydrology as development are undertaken? 

	We are really focusing on having a watershed planning approach as well as storm water management plans. In general if we can mimic the natural hydrological function, recharging the groundwater, having infiltration is the preferred approach.  The region is currently working on storm water management guidelines and this is looking at developing applications.  We will be looking at opportunities to use LID and provide some direction and information to local municipalities. For example, the front lawn of the Ni
	We are really focusing on having a watershed planning approach as well as storm water management plans. In general if we can mimic the natural hydrological function, recharging the groundwater, having infiltration is the preferred approach.  The region is currently working on storm water management guidelines and this is looking at developing applications.  We will be looking at opportunities to use LID and provide some direction and information to local municipalities. For example, the front lawn of the Ni
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	75 

	Is there and inventory of the natural areas remaining in the region that would never be developed such as wetlands, wooded areas , green spaces? 
	Is there and inventory of the natural areas remaining in the region that would never be developed such as wetlands, wooded areas , green spaces? 

	Firstly, within the text of the official plan, one of the supporting documents lists in detail the components of the natural environment system that are proposed to be included in the new natural environment system. The second option is to see them in a more visual form is the interactive online mapping tool which includes all of those features across the region. 
	Firstly, within the text of the official plan, one of the supporting documents lists in detail the components of the natural environment system that are proposed to be included in the new natural environment system. The second option is to see them in a more visual form is the interactive online mapping tool which includes all of those features across the region. 
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	76 

	If Employment lands are not part of intensification targets of province, why is it claimed that meeting intensification needs is justified for urban expansion for Employment lands. 
	If Employment lands are not part of intensification targets of province, why is it claimed that meeting intensification needs is justified for urban expansion for Employment lands. 

	The policy of the growth plan that refers to 50% intensification is specific to housing, however, there is still direction that supports the intensification of existing employment areas. Through the strategy that the Niagara official plan has, we are certainly directing quite a bit of employment growth to existing lands within the employment areas. If you look at the employment areas we presented, May 2021, we show the existing density of these employment areas and what the future density target will be for
	The policy of the growth plan that refers to 50% intensification is specific to housing, however, there is still direction that supports the intensification of existing employment areas. Through the strategy that the Niagara official plan has, we are certainly directing quite a bit of employment growth to existing lands within the employment areas. If you look at the employment areas we presented, May 2021, we show the existing density of these employment areas and what the future density target will be for
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	77 

	The NES mapping doesn’t seem to take an ecosystem approach. An ecosystem approach might be a better strategy rather than looking at parcels individually. Could a policy be developed that EIS assessments need to include a broader picture as well as better vetting of EIS’s which has been a big problem in the past. 
	The NES mapping doesn’t seem to take an ecosystem approach. An ecosystem approach might be a better strategy rather than looking at parcels individually. Could a policy be developed that EIS assessments need to include a broader picture as well as better vetting of EIS’s which has been a big problem in the past. 

	The new policies have a variety of new components of the system. It looks at linkage, buffers and supportive areas. In terms of the EIS approval process, we have a new set of policies. These policies will come into effect once the official plan is implemented. There is a fairly robust approval and review process for EIS in place now. The region has trained ecologists, environmental planner and water resource engineers required to look at EISs, during the review and vetting process. We also get the Conservat
	The new policies have a variety of new components of the system. It looks at linkage, buffers and supportive areas. In terms of the EIS approval process, we have a new set of policies. These policies will come into effect once the official plan is implemented. There is a fairly robust approval and review process for EIS in place now. The region has trained ecologists, environmental planner and water resource engineers required to look at EISs, during the review and vetting process. We also get the Conservat
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	If Employment lands are planned more than 30 years from now. Does this not violate 30 year planning framework of province. 
	If Employment lands are planned more than 30 years from now. Does this not violate 30 year planning framework of province. 

	The 2020 Provincial Policy Statement, Policy 1.3.2.7 permits protection of Employment Areas beyond a 25 year horizon as long as lands are not designated. The draft policies of the Official Plan do not designate future employment lands. 
	The 2020 Provincial Policy Statement, Policy 1.3.2.7 permits protection of Employment Areas beyond a 25 year horizon as long as lands are not designated. The draft policies of the Official Plan do not designate future employment lands. 
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	Re: Building on aquifers and responsibility.  Aquifers should not be developed due to severe infrastructure problems that occur such as sinking sewers , sewage overflows, flooded basements, Developers should be held responsible for all infrastructure costs that arise from development of these env. sensitive areas. 
	Re: Building on aquifers and responsibility.  Aquifers should not be developed due to severe infrastructure problems that occur such as sinking sewers , sewage overflows, flooded basements, Developers should be held responsible for all infrastructure costs that arise from development of these env. sensitive areas. 

	Thank you for the comment. 
	Thank you for the comment. 
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	80 

	Regarding the question about permanent protection was this not more clearly explained in the current plan as Environmental Protection Area than in the draft plan. From my reading of the draft plan, these areas may be mapped but it appears to be done in a more confusing manner. 
	Regarding the question about permanent protection was this not more clearly explained in the current plan as Environmental Protection Area than in the draft plan. From my reading of the draft plan, these areas may be mapped but it appears to be done in a more confusing manner. 

	Our previous official plan used two categorization of natural features that talked about Environmental Protection areas and Environmental Conservation areas. While developing the policies for the new plan, there was a need to talk more what those characterizations mean themselves. Moving forward we will not be using broad paintbrushes to identify feature. Features are talked about more specifically about what they are. The policies state clearly that provincially significant wetlands are a prohibition to de
	Our previous official plan used two categorization of natural features that talked about Environmental Protection areas and Environmental Conservation areas. While developing the policies for the new plan, there was a need to talk more what those characterizations mean themselves. Moving forward we will not be using broad paintbrushes to identify feature. Features are talked about more specifically about what they are. The policies state clearly that provincially significant wetlands are a prohibition to de


	#  
	#  
	#  

	Question/Comment 
	Question/Comment 

	Response 
	Response 


	81 
	81 
	81 

	If the Employment Lands are not designated, then what are they. 
	If the Employment Lands are not designated, then what are they. 

	The NOP has policies pertaining to employment lands but they are identified in local official plans as commercial, intuitional etc. Employment lands reflect more population based employment. 
	The NOP has policies pertaining to employment lands but they are identified in local official plans as commercial, intuitional etc. Employment lands reflect more population based employment. 
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	Since the need requirements for Employment lands are so vague, could the need for more be eliminated through brownfield redevelopment. 
	Since the need requirements for Employment lands are so vague, could the need for more be eliminated through brownfield redevelopment. 

	 Brownfields are a component of the Employment Strategy and future job growth is projected on brownfield lands when they are within an Employment Area. Brownfields that are outside of an Employment Area may be used for future employment or mixed-use purposes. Not all brownfields will, or should, redevelop for traditional heavy industrial purposes.   
	 Brownfields are a component of the Employment Strategy and future job growth is projected on brownfield lands when they are within an Employment Area. Brownfields that are outside of an Employment Area may be used for future employment or mixed-use purposes. Not all brownfields will, or should, redevelop for traditional heavy industrial purposes.   
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	Can the region revisit Niagara Falls's decision to turn down plans to build within the urban boundary? This decision will cost taxpayers and the Niagara Falls City more. Niagara Falls planning staff had proposed a plan that would have accommodated 65% of growth within the existing urban area, centered around four transit nodes. This plan would have saved about 200 ha of agricultural and natural areas from being urbanized and would have provided more housing options and more affordable housing in areas where
	Can the region revisit Niagara Falls's decision to turn down plans to build within the urban boundary? This decision will cost taxpayers and the Niagara Falls City more. Niagara Falls planning staff had proposed a plan that would have accommodated 65% of growth within the existing urban area, centered around four transit nodes. This plan would have saved about 200 ha of agricultural and natural areas from being urbanized and would have provided more housing options and more affordable housing in areas where

	We have allocated a balanced approach of intensification across the Niagara Region. Niagara Falls was set at 60% recognizing that they are just meeting existing intensification rates of 50%. Their council rejected the intensification rate of 65%.  We believe that 60% is a good rate and it will still achieve intensification around those transit corridors, their downtown and the GO Transit station. We are trying to achieve a balance and provide a variety of housing options which is mandated by the Province. T
	We have allocated a balanced approach of intensification across the Niagara Region. Niagara Falls was set at 60% recognizing that they are just meeting existing intensification rates of 50%. Their council rejected the intensification rate of 65%.  We believe that 60% is a good rate and it will still achieve intensification around those transit corridors, their downtown and the GO Transit station. We are trying to achieve a balance and provide a variety of housing options which is mandated by the Province. T
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	There is a proposal to rezone Tourist commercial lands to residential in Niagara Falls. If this were to be done, could it reduce the need for urban boundary expansion. 
	There is a proposal to rezone Tourist commercial lands to residential in Niagara Falls. If this were to be done, could it reduce the need for urban boundary expansion. 

	Thank you for the comment. 
	Thank you for the comment. 
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	Regarding the earlier question St. Catharines is also redesignating land from Employment to residential which would reduce need justifications. 
	Regarding the earlier question St. Catharines is also redesignating land from Employment to residential which would reduce need justifications. 

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