
 

 
APPENDIX 10.3 Employment Policies – Page 1 

Draft – May 2021  
 

CHAPTER 4 – COMPETITIVE REGION 
Section 4.2 Plan for Employment Use 
The Region is required to plan for and protect lands to accommodate the 
Province’s forecasted employment growth allocated for Niagara. These lands will 
play a critical role in the ability to retain and attract employment investment that 
contributes to Niagara’s economic competitiveness on provincial, national, and 
global scales. The provision of lands for employment is an important component 
of complete communities. 

The policies in this Chapter will ensure the protection of lands for existing and 
future employment uses, equip Niagara with the ability to establish a resilient 
economic base capable of responding and adapting to changing employment 
trends during times of economic uncertainty. The policies encourage employment 
development that fits Niagara Region’s urban fabric, fostering communities that 
attract people, jobs, and investment, while protecting for uses that require 
distance separation for their operational needs from other less compatible uses.   

The policies of this Section provide direction on employment matters when 
considering indirect or direct implications requiring review, evaluation, and when 
required, making recommendations on employment-related applications. 

4.2.1 Plan employment lands to enhance economic resilience through a 
diversified economy.  

4.2.1.1 Support employment lands by: 

a) improving connectivity with transit and active transportation 
networks; 

b) providing for an appropriate mix of amenities and open 
space to serve the workforce; 

c) planning for the intensification of employment uses; 

d) ensuring that the introduction of non-employment uses, if 
appropriate, would be limited and not negatively impact the 
primary function of the area; and 

e) encouraging approaches to transportation demand 
management that reduce reliance on single-occupancy 
vehicle use.  
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4.2.1.2 Planning for the development of sensitive land uses, major 
institutional uses, major retail / major commercial uses, or 
major office uses, will avoid, or where avoidance is not 
possible, minimize and mitigate adverse impacts on industrial, 
manufacturing, or other uses that are particularly vulnerable to 
encroachment, in accordance with provincial guidelines.  

4.2.1.3 Retail and office uses will be directed to locations that support 
active transportation and have existing or planned transit. 

4.2.1.4 The retail sector will be supported by promoting compact built 
form and intensification of retail and service uses and areas 
and encouraging the integration of those uses with other land 
uses to support the achievement of complete communities. 

4.2.1.5 Encourage sustainable practices, such as green infrastructure 
and low impact development, to reduce greenhouse gas 
emissions, build resilience, and prepare for the impacts of a 
changing climate.  

4.2.1.6 Employment lands planned for industrial or manufacturing 
uses should include an appropriate transition to adjacent non-
employment lands in accordance with Chapter 6.2 - Urban 
Design policies.  

4.2.1.7 Encourage redevelopment of brownfield sites and greyfield 
sites located on employment lands outside of employment 
areas to provide for a mix of uses that support Niagara’s core 
housing needs in accordance with the policies of Chapter 6.1 - 
District and Secondary Plan policies.  

4.2.1.8 Encourage Intensification on designated employment lands 
through: 

a) expansion to employment uses and/or land operations; 

b) reuse of buildings and infrastructure for new employment 
uses; and 

c) severance or subdivision of parcels to accommodate new 
employment uses.  
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4.2.2 Incorporate major institutional uses, office uses / office parks, and 
retail / commercial in planning for employment lands.  

4.2.2.1 Engage with major institutions to proactively establish a vision 
for short- and long-term growth of the surrounding area 
through district planning and/or secondary planning exercises, 
including implementation of urban design guidelines. 

4.2.2.2 The Region and local municipalities will plan for land uses and 
built environments that attract and facilitate collaborative 
partnerships between major institutional uses and other 
employment uses. 

4.2.2.3 Lands shall be protected and retained for existing and planned 
major institutional uses to better serve Niagara’s growing 
population and employment bases. 

4.2.2.4 Major institutions should be leveraged to attract economic 
diversification and investment. 

4.2.2.5 Diversification of Niagara’s economic base and skilled labour 
workforce will be supported by planning for and attracting 
major institutions. 

4.2.2.6 Partnerships with major institutions should be promoted and 
pursued to support the diversification of Niagara’s economic 
base.  

4.2.2.7 Active transportation and multimodal transportation system 
connections shall be planned around major institutional uses. 

4.2.2.8 Transit connections shall be planned around major institutional 
uses. 

4.2.2.9 The co-location of major institutional uses with other land uses 
should be planned in support its primary function. 

4.2.2.10 The Region and local municipalities will direct major office 
uses, office parks and major institutional uses to: Knowledge 
and Innovation Employment Areas; Dynamic Employment 
Areas; the Downtown St. Catharines Urban Growth Centre; 
Regional Growth Centres; Major Transit Station Areas; and/or 
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other Strategic Growth Areas with existing or planned frequent 
transit or transit service.  

4.2.2.11 The Region and local municipalities shall prohibit major retail / 
major commercial uses from employment areas.  

4.2.3 Establish the role and function of the Niagara Economic Gateway.  

4.2.3.1 The Niagara Economic Gateway is comprised of the total 
geographic area of the local municipalities that are a part of 
the Gateway Economic Centre or Gateway Economic Zone, 
including all major goods movement facilities and corridors as 
shown in Schedule F. 

4.2.3.2 The Region will work with the Province and local municipalities 
to prioritize improvements to major goods movement facilities 
and corridors and planned corridors within the Niagara 
Economic Gateway to facilitate major facilities and freight-
supportive employment development and redevelopment. 

4.2.3.3 Lands within the Niagara Economic Gateway are preferred for 
the identification of future employment areas and provincially 
significant employment zones. 

4.2.3.4 Within the Gateway Economic Centre, employment lands and 
employment areas should be planned to support the concept 
of multimodal industrial hub along the Welland Canal. 

4.2.4 Establish criteria to guide future redevelopment of employment 
lands.  

4.2.4.1 Any proposed employment land redevelopment outside of an 
employment area shall ensure that space is retained for a 
similar number of jobs to remain accommodated on site. 

4.2.4.2 Any employment land redevelopment outside of an 
employment area that proposes uses beyond the existing 
permitted uses of the site(s) shall require an amendment to 
the local official plan and be accompanied by a planning 
justification report and any required studies that demonstrate 
how the Region’s or local municipality’s Employment Land 
Redevelopment Criteria are considered and addressed. 
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4.2.4.3 In absence of Employment Land Redevelopment Criteria in 
the local official plan, any proposed employment land 
redevelopment outside of an employment area shall be 
considered using the Region’s Employment Land 
Redevelopment Criteria identified in Table 1 below. 

Table 1 

# The Region’s Employment Land Redevelopment Criteria 

1 Minimize the risk to public health and safety by mitigating any potential adverse impacts from 
odour, noise, vibration, and other contaminates, and to ensure the long-term operational and 
economic viability of land uses that may require separation from sensitive land uses in 
accordance with Provincial guidelines, standards and procedures. 

2 There is an identified need for the proposed uses. 

3 Alternative locations for the proposed uses have been evaluated and there are no reasonable 
alternative locations. 

4 Adverse effects to the proposed sensitive land use(s) are minimized and mitigated. 

5 Potential impacts to industrial, manufacturing or other uses are minimized and mitigated. 

6 The proposed use(s) will maintain or improve the appropriate mix and range of employment, 
institutional, and broader mixed uses to meet long-term needs. 

7 The proposed use(s) will support opportunities for a diversified economic base and take into 
account the needs of existing and future businesses. 

8 The proposed use(s) are compact mixed-use development that incorporates 
employment uses to support livable and resilient communities. 

compatible 

9 The site has necessary infrastructure to support current and projected needs. 

10 The proposed use(s) will retain space for a similar number of jobs to remain accommodated 
on site. 

Similar number of jobs should be demonstrated by: 

a) the existing and/or planned number of jobs for the subject site. The existing number of 
jobs would be known if the site is developed. The planned number of jobs should be 
based on applicable land use policies, including any minimum and maximum planned as-
of-right employment densities. Employment densities must be converted to number of 
jobs; and 

b) whether the proposed number of jobs is similar to what was existing and/or planned for 
the subject site. Similar means like; alike; having general mutual resemblance but not 
necessarily identical.   

The amount of retained space should be based on a review of the as-of-right employment 
uses and permitted space requirements for these uses. The median space requirement of the 
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# The Region’s Employment Land Redevelopment Criteria 
as-of-right permitted uses should be the threshold for the minimum amount of retained space 
for employment uses within the proposal. 

11 The land is not identified as provincially significant through a Provincial plan exercise or as 
regionally significant by the Region or its affiliated economic development corporation. 

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

13 All or part of 
feature(s). 

the site is restricted from development or redevelopment by natural heritage 

14 All or part of the site is restricted from development 
features or other hazardous conditions. 

or redevelopment by physical man-made 

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

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

17 The proposal is consistent with municipal strategic interests and policies. 

4.2.4.4 The Region and local municipalities shall discourage any 
employment land redevelopment that proposes uses that 
restrict the ability for nearby existing or planned employment 
uses to operate or expand. 

4.2.5 Accommodate and plan for forecasted employment growth within 
employment areas.  

4.2.5.1 Niagara's employment areas are shown on Schedule F. 

4.2.5.2 The Region, in consultation with local municipalities, may 
incorporate new employment areas into the Niagara Official 
Plan by amendment at any time in advance of the Region’s 
next municipal comprehensive review.  

4.2.5.3 The Region may update or make minor revisions to 
employment area mapping as shown on Schedule F from time 
to time without amendment to this Plan. 

4.2.5.4 The Region shall work with local municipalities to establish 
minimum density targets for new employment areas that: 
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a) are measured in jobs per hectare; 

b) reflect the current and anticipated type and scale of 
employment that characterizes the employment area to 
which the target applies; 

c) reflect opportunities for the intensification of employment 
areas on sites that support active transportation and are 
served by existing or planned transit; and 

d) be implemented through local official plans and zoning by-
laws.  

4.2.5.5 Employment Areas are characterized into three sub-groupings 
by employment type and activity typically seen or expected. 
The sub-groupings were established in consultation with local 
municipalities and further detail on specific land uses will be 
defined in local municipal Official Plans. The sub-groupings 
are generally described as:  

a) Core – cluster of traditional employment uses, such as 
industrial, manufacturing, construction, transportation and 
warehousing. 

b) Dynamic – clusters of traditional and lighter industrial uses 
and capable of a broader mix of employment uses 
including office parks, major office and institutional uses 
that can function without limited viability of one another. 

c) Knowledge and Innovation – clusters of higher density 
forms of employment uses, including office parks, major 
offices, and major institutions. 

4.2.5.6 The Region and local municipalities shall plan for existing 
employment areas to achieve the minimum density targets 
identified in the Table 2 below.  
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Table 2 

Employment Area 
Sub-Grouping 

Local 
Municipality 

Employment Area 

 (see Schedule F) 

Minimum Overall 
Density Target 

(jobs per hectare) 

Core Fort Erie FE-1 Stevensville Industrial Cell 13 jobs/ha 

Dynamic Fort Erie FE-2 International Peace Bridge 
Trade Hub 13 jobs/ha 

Core Fort Erie FE-3 Bridgeburg Rail Zone 11 jobs/ha 

Core Grimsby GRM-1 West Niagara QEW 
Corridor 45 jobs/ha 

Dynamic Grimsby GRM-2 Casablanca-East QEW 
Corridor 47 jobs/ha 

Dynamic Grimsby GRM-3 Main Street East 
Employment District 40 jobs/ha 

Core Lincoln LIN-1 Beamsville GO Precinct 32 jobs/ha 

Core Lincoln LIN-2 King Street at Bartlett 
Junction 8 jobs/ha 

Core Niagara Falls NF-1 Highway 405 Employment 
Area 14 jobs/ha 

Core Niagara Falls NF-2 North Niagara Falls Secure 
Storage Employment Area 16 jobs/ha 

Dynamic Niagara Falls NF-3 QEW / 420 Employment 
Area 25 jobs/ha 

Dynamic Niagara Falls NF-4 QEW Centre Employment 
Area 53 jobs/ha 

Dynamic Niagara Falls NF-5 Montrose Road Industrial 
Area 21 jobs/ha 

Core Niagara Falls NF-6 Dorchester Road 
Employment Area 43 jobs/ha 

Dynamic Niagara Falls NF-7 Stanley Avenue Business 
Park 17 jobs/ha 

Dynamic Niagara-on-the-
Lake 

NOTL-1 Virgil Business Park 37 jobs/ha 
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Employment Area 
Sub-Grouping 

Local 
Municipality 

Employment Area 

 (see Schedule F) 

Minimum Overall 
Density Target 

(jobs per hectare) 

Knowledge and 
Innovation 

Niagara-on-the-
Lake 

NOTL-2 Glendale Momentum 
District 62 jobs/ha 

Core Port Colborne PC-1 Port Colborne West 
Transshipment Terminal 12 jobs/ha 

Core Port Colborne PC-2 Port Colborne East 
Transshipment Terminal 26 jobs/ha 

Core St. Catharines STC-1 Port Weller Employment 
Area 27 jobs/ha 

Knowledge and 
Innovation 

St. Catharines STC-2 Hannover Employment 
Area 144 jobs/ha 

Dynamic St. Catharines STC-3 Hiscott Employment Area 95 jobs/ha 

Dynamic St. Catharines STC-4 Bunting / Welland / 
Eastchester / Cushman Road 
Employment Area 

33 jobs/ha 

Dynamic St. Catharines STC-5 West End Employment 
Area 46 jobs/ha 

Core St. Catharines STC-6 Glendale Avenue East 
Employment Area 29 jobs/ha 

Knowledge and 
Innovation 

Thorold THO-1 Brock District University 
Innovation Park  81 jobs/ha 

Dynamic Thorold THO-2 McCleary Highway 58 
Industrial Park 41 jobs/ha 

Core Thorold THO-3 Thorold Tunnel Crossing 40 jobs/ha 

Core Thorold THO-4 Thorold South Allanburg 
Industrial Park 10 jobs/ha 

Dynamic Welland WEL-1 North Woodlawn 
Hospitality Node 39 jobs/ha 

Core Welland WEL-2 South Woodlawn 
Industrial Niche 10 jobs/ha 

Core Welland WEL-3 Highway 140 Canalside 
Artery 13 jobs/ha 
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Employment Area 
Sub-Grouping 

Local 
Municipality 

Employment Area 

 (see Schedule F) 

Minimum Overall 
Density Target 

(jobs per hectare) 

Dynamic Welland WEL-4 Flatwater Rally 
Employment Area 22 jobs/ha 

Core West Lincoln WL-1 Smithville Industrial District 19 jobs/ha 

4.2.5.7 Employment area minimum density targets shall be identified 
in local official plans and used to promote employment 
development and redevelopment that supports achievement of 
the target. 

4.2.5.8 Minimum density targets shall be used to monitor and 
measure growth and performance of employment areas. 

4.2.5.9 The Region will work with local municipalities to review and 
update employment area minimum density targets through the 
Region’s next municipal comprehensive review. 

4.2.5.10 Local municipalities shall use official plans and zoning by-laws 
to provide for an appropriate interface, such as setbacks and 
buffers, between employment areas and adjacent non-
employment lands to maintain land use compatibility. 

4.2.5.11 Economic development and competitiveness in employment 
areas will be promoted by: 

a) making more efficient use of vacant and underutilized
employment lands and increasing employment densities;

b) ensuring the availability of sufficient land, in appropriate
locations, for a variety of employment to accommodate
forecasted employment growth to the horizon of the
Growth Plan;

c) planning to better connect areas with high employment
densities to transit; and
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d) integrating and aligning land use planning and economic
development goals and strategies to retain and attract
investment and employment.

4.2.5.12 The development and redevelopment of brownfield sites will 
be prioritized within employment areas for continued 
employment uses. 

4.2.5.13 Employment areas near major goods movement facilities and 
corridors should be protected and planned for employment 
uses that require these assets for operational needs.  

4.2.5.14 The Region and local municipalities may support employment 
development and redevelopment serviced through sustainable 
private services, including dry industrial development, within 
employment areas where there are constraints to municipal 
water and wastewater systems. Any proposed application of 
this type shall be accompanied by the following planning 
justification studies, where applicable: 

a) Planning Justification Report.

b) Water / Wastewater Servicing Study.

c) Environmental Site Assessment and Record of Site
Condition or its equivalent.

d) Sensitive Land Use / Compatibility Report.

e) Stormwater Management Study.

f) Urban Design Guidelines.

g) Other studies as determined through pre-consultation with
the Region and local municipality.

4.2.5.15 In planning for employment areas, development and 
redevelopment are encouraged to incorporate sustainable 
practices, such as green infrastructure and low impact 
development, to reduce greenhouse gas emissions, build 
resilience, and prepare for impacts of a changing climate. 

4.2.5.16 Land use permissions approved through a secondary plan or 
equivalent process prior to the approval of the Niagara Official 
Plan shall continue to apply within employment areas. 
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4.2.5.17 Core Employment Areas shall be protected and planned for 
similar employment uses, major facilities, and freight-
supportive forms of development and redevelopment by: 

a) prohibiting residential uses;

b) prohibiting major institutional uses;

c) prohibiting major retail / major commercial uses;

d) prohibiting major office uses; and

e) limiting other sensitive land uses that are not ancillary to
the primary employment use.

4.2.5.18 A mix of complementary employment uses will be encouraged 
through development or redevelopment within Dynamic 
Employment Areas that do not limit the ability for other 
employment uses within the employment area to grow or 
expand. This will be achieved by:  

a) prohibiting residential uses;

b) prohibiting major retail / major commercial uses; and

c) limiting other sensitive land uses that are not ancillary to
the primary employment use.

4.2.5.19 Knowledge and Innovation Employment Areas will be 
encouraged through development and redevelopment to: 

a) contain a mix of complementary land uses to facilitate
partnerships and promote the sharing of ideas and
information;

b) accommodate virtual work arrangements related to nearby
major institutional uses and major office uses;

c) demonstrate environmental leadership through sustainable
practices, such as low impact development, green
infrastructure, high-quality urban design, and connections
to multimodal transportation systems and active
transportation networks;

d) incorporate active transportation facilities.

e) prohibit residential uses;

f) prohibit major retail / major commercial uses; and
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g) limit other sensitive land uses that are not ancillary to the
primary employment use.

4.2.6 Establish criteria for future employment area conversions. 

4.2.6.1 The Region, in consultation with local municipalities, will 
review and evaluate any proposed conversion within an 
employment areas to determine if the request may proceed 
prior to the Region’s next municipal comprehensive review by 
using the Region’s Employment Area Conversion Criteria 
identified in Table 3 below. 

Table 3 
Process Applicability 

“X” = Applicable 

# Employment Area Conversion Criteria Through 
the MCR 

Until the 
Next MCR 

1 Minimize the risk to public health and safety by mitigating 
any potential adverse impacts from odour, noise, vibration, 
and other contaminates, and to ensure the long-term 
operational and economic viability of land uses that may 
require separation from sensitive land uses in accordance 
with Provincial guidelines, standards and procedures. 

X X 

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

-- X 

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

-- X 

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

X X 

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

X -- 
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Process Applicability 
“X” = Applicable 

# Employment Area Conversion Criteria Through 
the MCR 

Until the 
Next MCR 

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

X -- 

7 The proposed uses are not solely residential uses. X X 

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

X X 

9 The proposed uses are not major retail / major commercial 
uses. 

X X 

10 The proposed uses would not adversely affect the overall 
viability of the employment area or the achievement of the 
minimum intensification and density targets of the Growth 
Plan and this Plan. 

X X 

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

X X 

12 The proposed uses will maintain a significant number of 
jobs on those lands, or the job yield will be maintained or 
improved. 

Maintaining a significant number of jobs on those lands 
shall be demonstrated by: 

a) the existing and/or planned number of jobs for the
subject site. The existing number of jobs would be
known if the site is developed. The planned number of
jobs could be determined based on the minimum
density target measured in jobs per hectare for the
employment area in which the subject site is found. If
the existing number of jobs is less than the planned
number of jobs, the planned standard shall prevail; and

b) whether the number of jobs to be maintained on those
lands is significant in relation to what was existing
and/or planned for the subject site.

-- X 

13 The site is not located in proximity to major goods 
movement facilities and corridors. 

X X 
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Process Applicability 
“X” = Applicable 

# Employment Area Conversion Criteria Through 
the MCR 

Until the 
Next MCR 

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

X X 

15 The site is not located centrally 
and is located along its fringe / 

within the employment area 
perimeter. 

X X 

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

or X X 

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

X X 

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

in 

X X 

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

X X 

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

X X 

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

X X 

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

X X 

4.2.6.2 Any proposed conversion within an employment area requires 
amendments to the Niagara Official Plan and respective local 
official plan, and shall be accompanied by the following 
planning studies, where applicable: 

a) Planning Justification Report.

b) Noise and Vibration Study.

c) Air Quality Report.
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d) Water / Wastewater Servicing Study.

e) Stormwater Management Study.

f) Transportation Impact Study.

g) Environmental Site Assessment and Record of Site
Condition or its equivalent.

h) Sensitive Land Use / Compatibility Report.

i) Market / Employment Land Needs Study.

j) Urban Design Guidelines.

k) Other studies as determined through pre-consultation and
Regional staff's assessment of the application.

4.2.6.3 Major retail / major commercial uses are considered to be non-
employment uses and are not permitted within employment 
areas. Any proposed conversion of lands within an 
employment area to major retail / major commercial uses shall 
only be considered through the Region’s next municipal 
comprehensive review.  

4.2.6.4 Any proposed conversion within a new employment area 
established through a settlement area boundary expansion in 
accordance with the Future Employment Area policies of this 
Plan, shall only be considered through the Region’s next 
municipal comprehensive review. 

4.2.7 Protect airport lands short- and long-term operational needs. 

4.2.7.1 Niagara’s airport lands are shown on Schedule F. 

4.2.7.2 The Region and local municipalities shall consult with 
applicable airport authorities at the time any planning matter 
arises that may impact the ability for the airport and airport 
lands to operate and expand.  

4.2.7.3 The Region recognizes the Niagara District Airport as an 
international 24 hour, seven day a week operation. The airport 
and its associated lands as mapped on Schedule F will be 
supported as an economic contributor to the regional market 
area and is a valued component of Niagara’s transportation 
system.  
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4.2.7.4 A master plan or equivalent for Regional airports shall be 
completed in consultation with local municipalities to protect 
for growth and development of airport lands for airport-related 
uses that support the primary function of the airport.  

4.2.7.5 Airport lands may be serviced by municipal water and 
wastewater systems or sustainable private services, where 
appropriate.  

4.2.7.6 Land use permissions and zoning for lands within the airport’s 
area of influence shall maintain the Federal Government’s 
recommended Noise Exposure Forecast (NEF) contours and 
be compatible with the operations of the airport.  

4.2.7.7 Where sensitive land uses are proposed near an existing or 
planned airport, appropriate Federal, Provincial, and municipal 
policies and guidelines shall be adhered to for the location of 
proposed uses.  

4.2.7.8 Conflict between airport lands and surrounding land uses shall 
be minimized to ensure: 

a) there will be no negative impact on airport operations and
viability;

b) an expansion of airport operations will not be limited;

c) land uses in the airport’s area of influence, as shown in
local official plans, in conformity with the Niagara Official
Plan, will not cause a potential aviation hazard; and

d) land uses in the airport’s area of influence, as shown in
local official plans, in conformity with the Niagara Official
Plan, will not limit existing and/or the expansion of airport
operations.

4.2.7.9 Proposed uses on airport lands shall comply with the minimum 
distance separation formulae. 

4.2.7.10 The Region and local municipalities will work with the Federal 
Government to expedite the construction of airport related 
uses on airport lands and improve transportation system 
connections to airports.  
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4.2.8 Enhance rural employment lands, and minimize and mitigate impacts 
to the agricultural land base. 

4.2.8.1 Where agricultural uses and non-agricultural uses interface 
outside of settlement areas, land use compatibility will be 
achieved by avoiding, or where avoidance is not possible, 
minimizing and mitigating adverse impacts on the agricultural 
system. Where mitigation is required, measures should be 
incorporated as part of the non-agricultural uses, as 
appropriate, within the area being developed. Where 
appropriate, this should be based on an agricultural impact 
assessment.  

4.2.8.2 The Region and local municipalities shall integrate 
employment area, future employment area, and provincially 
significant employment zone planning, including improvements 
to major goods movement facilities and corridors, to support 
and enhance the agri-food network where possible.  

4.2.8.3 The Region and local municipalities should support the rural 
area economy by: 

a) building upon rural character, and leveraging rural
amenities and assets;

b) promoting regeneration, including the redevelopment of
brownfield sites;

c) using rural infrastructure and public service facilities
efficiently;

d) promoting diversification of the economic base and
employment through goods and services, including value-
added products and the sustainable management or use of
resources;

e) providing opportunities for sustainable and diversified
tourism, including leveraging historical, cultural, and natural
assets;

f) conserving biodiversity and considering the ecological
benefits provided by nature; and
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g) providing opportunities for economic activities in prime
agricultural areas, in accordance with the “Agriculture”
policies of the Provincial Policy Statement and Section 4.1
of this Plan.

4.2.8.4 In rural areas, development shall be appropriate to existing 
and planned infrastructure, and avoid the need for the 
unjustified and/or uneconomical expansion of this 
infrastructure.  

4.2.8.5 In directing development to rural settlements, local 
municipalities shall consider rural characteristics, the scale of 
development, and provisions of appropriate service levels.  

4.2.8.6 The Region and local municipalities will support a diversified 
rural economy by protecting agricultural and other resource-
related uses and directing non-related development to areas 
where it will minimize constraints on these uses.  

4.2.8.7 Rural lands may permit non-agricultural employment uses. 
Where proposed, with the exception of a mineral aggregate 
operation, the completion of an agricultural impact assessment 
should be considered.  

4.2.8.8 Employment uses on rural lands shall be “dry industrial” 
unless serviced through sustainable private services. 

4.2.9 Identify and protect future employment areas for settlement area 
expansion. 

4.2.9.1 When identified, future employment areas will be shown on 
Schedule F of this Plan and on relevant schedule(s) of the 
local official plans. 

4.2.9.2 The Region will work with local municipalities and non-
municipal stakeholders to identify and implement future 
employment areas. 

4.2.9.3 The development or redevelopment of lands within an 
identified future employment area shall not impede future 
employment uses from establishing. 
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4.2.9.4 The Region may use future employment areas to pursue 
Federal and Provincial job site challenges and/or other joint 
venture opportunities involving partnerships with neighbouring 
jurisdictions. 

4.2.9.5 Future employment areas may be utilized to attract 
employment investment that supports the diversification of 
Niagara’s economic base, strengthens the skilled labour 
workforce, and enhances local, national and global 
competitiveness. 

4.2.9.6 Vacant or underutilized lands within identified future 
employment areas may be considered for temporary 
emergency-related operations and facilities during Provincial 
and/or Regional states of emergency. 

4.2.9.7 The Region will work with local municipalities to review and 
evaluate any proposal to identify future employment areas 
using the following considerations: 

a) Proposed lands are adjacent to the urban settlement.

b) Proposed lands are located within the Niagara Economic
Gateway.

c) Proposed lands are not located within the Greenbelt Plan
Area and/or Niagara Escarpment Plan Area.

d) Proposed lands consist of large contiguous parcels
conducive for large-scale employment uses.

e) Proposed lands can be or have the ability to be serviced by
municipal water and wastewater systems and public
service facilities.

f) Proposed lands have no major restrictions by natural
heritage systems, water resource systems, or other
undevelopable and man-made features.

g) Proposed lands will not adversely impact the agricultural
system and/or agri-food network.

h) Proposed lands may be a brownfield site, have known
contamination, or have other hazardous conditions.
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i) Proposed lands have advantageous access to major goods 
movement facilities and corridors and/or planned corridors. 

j) Proposed lands are located near other land uses that may 
limit employment viability, growth, or expansion, including 
minimum distance separation formulae and D-6 Guideline 
requirements. 

k) Proposed lands are located near an existing employment 
area and/or provincially significant employment zone. 

l) Lands are within or can enhance a proposed provincially 
significant employment zone. 

4.2.9.8 The Region may request planning justification and supporting 
studies for review of a proposal to identify a future 
employment area. 

4.2.9.9 An agricultural impact assessment shall be required for any 
proposed identification of a future employment area involving 
lands on or adjacent to prime agricultural lands outside of the 
Greenbelt Plan Area. 

4.2.9.10 The identification of future employment areas should be 
prioritized within the Niagara Economic Gateway, near major 
goods movement facilities and corridors, and/or near planned 
corridors. 

4.2.9.11 The Region and local municipalities shall not support the 
identification of future employment areas within the Greenbelt 
Plan Area and/or Niagara Escarpment Plan Area. 

4.2.9.12 The identification of future employment areas is preferred for 
rural lands outside of the Greenbelt Plan Area and required to 
be adjacent and contiguous to an urban settlement. 

4.2.9.13 The identification and implementation of future employment 
areas must consider the geographic continuity of the 
agricultural land base and the functional and economic 
connections to the agri-food network shall be maintained and 
enhanced. Where appropriate, this should be based on an 
agricultural impact assessment.  
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4.2.9.14 Any proposal to identify a future employment area shall 
comply with the minimum distance separation formulae. 

4.2.9.15 Any proposal to identify a future employment area shall 
receive endorsement from Regional Council and applicable 
Local Council(s) prior to being mapped on Schedule F.  

4.2.9.16 Should Regional Council and applicable Local Council(s) 
endorse a proposal to identify a future employment area, a 
settlement area boundary expansion shall require an 
amendment to the Niagara Official Plan and local official plan 
at such time that need has been established. This amendment 
will be completed in accordance with the Settlement Area 
Boundary Expansion policies in Section 2.2. 

4.2.9.17 A future employment area becomes an employment area once 
the settlement area boundary expansion is completed and will 
be subject to Employment Area policies of this Plan.  

4.2.9.18 The Region will work with local municipalities to determine an 
appropriate employment area sub-grouping and minimum 
density target for the new employment area. 

4.2.9.19 A Secondary Plan or equivalent and urban design guidelines 
shall be completed to establish employment uses envisioned 
for the new employment area in accordance with Section 6.1 
of this Plan. 

4.2.9.20 Local municipalities shall update Official Plans and Zoning By-
laws to implement new employment area mapping and 
policies. 

4.2.10 Identify and protect provincially significant employment zones that 
contribute to Niagara’s economic competitiveness. 

4.2.10.1 Any designated provincially significant employment zone will 
be shown on Schedule F to this Plan and on schedules of 
local official plans where identified. 

4.2.10.2 The Region may update provincially significant employment 
zone mapping in this Plan from time to time to reflect changes 
made by the Province without amendment. 
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4.2.10.3 The Province may identify provincially significant employment 
zones and provide specific direction for planning in those 
areas to be implemented through appropriate municipal official 
plan policies and designations and economic development 
strategies.  

4.2.10.4 Provincially significant employment zones will be prioritized for 
location within the Niagara Economic Gateway.  

4.2.10.5 The Region will work with the Province, local municipalities, 
and non-municipal stakeholders to identify, plan for, and 
protect provincially significant employment zones. 

4.2.10.6 Any request to designate a provincially significant employment 
zone shall require letters of support from Regional Council and 
applicable Local Councils prior to its submission to the 
Province. 

4.2.10.7 A Secondary Plan or equivalent and urban design guidelines 
shall be completed to implement land uses and built form that 
support the envisioned function of a provincially significant 
employment zone in accordance with Section 6.1 - District 
Plan and Secondary Plan policies. 

4.2.10.8 Local municipalities may consider development permit 
systems to control and expedite employment development and 
redevelopment within provincially significant employment 
zones. 

4.2.10.9 Any lands within a provincially significant employment zone 
shall not be considered for conversion to a non-employment 
use except through the Region's next municipal 
comprehensive review, unless the part of the employment 
area is located within a major transit station area.  

4.2.10.10 The Region will work with local municipalities to review and 
evaluate any proposed conversion within a provincially 
significant employment zone using its Employment Area 
Conversion Criteria in accordance with the Employment Area 
Conversion policies of this Plan. 
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4.2.10.11 Any proposed conversion within a provincially significant 
employment zone shall be supported by the following studies, 
where applicable: 

a) Planning Justification Report. 

b) Noise and Vibration Study. 

c) Air Quality Report. 

d) Water / Wastewater Servicing Study. 

e) Stormwater Management Study. 

f) Transportation Impact Study. 

g) Environmental Site Assessment and Record of Site 
Condition or its equivalent. 

h) Sensitive Land Use / Compatibility Report. 

i) Market  / Employment Land Needs Study. 

j) Urban Design Guidelines. 

k) Other studies as determined through pre-consultation and 
assessment of the application. 

4.2.11 Identify opportunities for strategic investments that further economic 
prosperity.  

4.2.11.1 Planning for employment will align with the Region’s Master 
Servicing and Transportation Master Plans. 

4.2.11.2 Municipal water and wastewater systems and infrastructure to 
employment areas and provincially significant employment 
zones will be prioritized by the Region and local municipalities. 

4.2.11.3 The Region and local municipalities will advocate to Federal 
and Provincial Governments for the completion of the Niagara-
Hamilton Trade Corridor to improve people and goods 
movement connections between Niagara, the Greater Golden 
Horseshoe, and the United States. 

4.2.11.4 Two-way all-day GO Rail service delivery to Niagara’s 
existing, planned, and future potential GO station areas will be 
advocated for by the Region and local municipalities to attract 
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skilled labour workforce through improved people and goods 
movement connections between Niagara and the Greater 
Golden Horseshoe. 

4.2.11.5 The Region and local municipalities will work with the Province 
to plan for and expedite improvements to major goods 
movement facility and corridors and planned corridors to 
support freight-supportive employment development and 
redevelopment. 

4.2.11.6 to promote and facilitate The development and redevelopment 
of employment lands and employment areas across Niagara 
will be promoted and facilitated by the Region and local 
municipalities working with the Federal Government, Province, 
and non-municipal stakeholders. 

4.2.11.7 should Participation in Federal and Provincial job site 
challenges and/or other joint venture opportunities that may 
involve partnerships with neighbouring jurisdictions should be 
pursued by the Region and local municipalities. 

4.2.11.8 The Region will partner with local municipalities to deliver 
Regional employment-related grants and incentives programs, 
where available. 

4.2.11.9 The Region will work with local municipalities to determine the 
eligibility for applications for employment use to qualify for 
Regional employment-related incentive programs. 

4.2.11.10 The Region shall monitor and track disbursements of Regional 
employment-related grants and incentive programs. 

4.2.11.11 The Region may re-align Regional employment-related grants 
and incentive programs from time to time to conform to 
Provincial legislation and Council Strategic Priorities. 

4.2.12 Provide clear direction for local municipalities to implement 
employment policy.  

4.2.12.1 Employment policy has been significantly enhanced in recent 
years and the Region are responding to ensure conformity 
between local and regional policy direction.  
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At a minimum, Local Municipalities shall include the policies 
identified below for inclusion in local Official Plans. 

a) from section 4.2.1 - Plan employment lands to enhance 
economic resilience through a diversified economy:  

4.2.1.2 to 4.2.1.4  
b) from section 4.2.2 - Incorporate major institutional uses, 

office uses / office parks, and retail / commercial in 
planning for employment lands: 

4.2.2.2, 4.2.2.3, 4.2.2.5, 4.2.2.7 and 4.2.2.8 

c) from section 4.2.5 - Accommodate and plan for forecasted 
employment growth within employment areas: 

4.2.5.6 to 4.2.5.8, 4.2.5.10 to 4.2.5.12 and 4.2.5.17 to 
4.2.5.19 

d) from section 4.2.7 - Protect airport lands short- and long-
term operational needs: 

4.2.7.2, 4.2.7.4, 4.2.7.6 and 4.2.7.8 

e) from section 4.2.8 - Enhance rural employment lands, and 
minimize and mitigate impacts to the agricultural land base: 

4.2.7.2, 4.2.7.4, 4.2.7.6 and 4.2.7.8 

f) from section 4.2.9 - Identify and protect future employment 
areas for settlement area expansion: 

all policies 

g) from section4. 2.10 - Identify and protect provincially 
significant employment zones that contribute to Niagara’s 
economic competitiveness: 

4.2.10.1, 4.2.10.4 to 4.2.10.7 and 4.2.10.9 to 4.2.10.11 

h) from section 4.2.11 - Identify opportunities for strategic 
investments that further economic prosperity: 

4.2.11.1to 4.2.11.6 

4.2.12.2 Local Municipalities should include the following policies in 
their local Official Plan: 

f) from section 4.2.1 - Plan employment lands to enhance 
economic resilience through a diversified economy: 
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4.2.1.7 and 4.2.1.8  

g) from section 4.2.2 - Incorporate major institutional uses, 
office uses / office parks, and retail / commercial in 
planning for employment lands: 

4.2.2.1, 4.2.2.4, 4.2.2.6 and 4.2.2.9 

h) from section 4.2.5 - Accommodate and plan for forecasted 
employment growth within employment areas: 

4.2.5.13, and where applicable 4.2.5.14 

i) section 4.2.8 - Enhance rural employment lands, and 
minimize and mitigate impacts to the agricultural land base: 

4.2.8.3 

j) from section 4.2.11 - Identify opportunities for strategic 
investments that further economic prosperity: 

4.2.11.7 
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