
 
 

 
 
 

Title: Niagara Region Official Plan Update 
Report Number: PDS2021-27 
Meeting Date: Tuesday, July 06, 2021  
Report Prepared: Tuesday, June 15, 2021 
 
 

RECOMMENDATION(S): 
 

1. That Planning and Development Services Report PDS2021-27 BE RECEIVED. 
 

2. That Planning and Development Service Report PDS2021-27 BE FORWARDED 
to Niagara Region for their consideration. 
 

3. That Staff continue to participate in the review of the new Official Plan for 
Niagara Region and that Staff REPORT BACK to Council as necessary. 

REPORT: 
 
Background 
 
The Niagara Region Official Plan was approved in the early 1970’s.  Amendments have 
been made to the Plan over the years but the Region has not completed a new Official 
Plan since the 1970s. Regional staff are currently completing their conformity exercise 
under the Planning Act which will bring their Official Plan into conformity with the Growth 
Plan (2020), be consistent with the Provincial Policy Statement (2020) and not conflict 
with the Niagara Escarpment Plan. 
 
The Draft Official Plan was circulated to local municipalities for their review and 
comment on May 6, 2021.  It is noted that not all chapters of the proposed new Official 
Plan were circulated as some are still being prepared.  
 
Planning staff have had the opportunity to review the proposed Official Plan and 
supporting documents issued by the Region and have met with Regional staff on at 
least three occasions prior to preparation of this Report. The formal commenting period 
for this draft is July 2, 2021 and staff have provided written detailed comments to the 
Region to meet this timeline.  A copy of staff’s comments are attached as Appendix “A” 
to this Report. 
 



This Report provides a summary of the main issues staff have identified to bring forward 
to the attention of Council. 
 
Issue #1: Growth Projections and Land Needs 
 
The Growth Plan (2020) provides population and employment projections to the year 
2051.  Niagara Region must plan to accommodate a population of 674,000 people and 
264,000 jobs to 2051.  It is the responsibility of the Region under the Growth Plan to 
allocate the projected growth to the local municipalities within the Regional structure.  
To achieve this, a Land Needs Assessment (LNA) was completed for both Community 
Lands (i.e. residential, commercial, institutional lands) and Employment Lands 
(industrial lands).  The following are the growth projections allocated to the City of 
Thorold: 
 

 2051 Population: 39,690 (increased from 24,086 projected for 2031) 

 2051 Jobs: 12,080 (increased from 8,690 projected for 2031)  
 
The corresponding Land Needs Assessment prepared to accommodate this projected 
growth for Thorold revealed the following: 
 

 an oversupply of 56 hectares of Employment Lands in the City 

 an oversupply of 160 hectares of Community Lands in the City 
 
Under the Growth Plan, an oversupply of lands are defined as “Excess Lands” as 
follows: 
 

“Vacant, unbuilt but developable lands within settlement areas but outside of the 
delineated built up areas that have been designated in an official plan for 
development but are in excess of what is needed to accommodate forecasted 
growth to the horizon of this plan”. 

 
The identified excess lands through the Regions’ LNA need to be addressed through 
tools and policies in the Region’s Official Plan. However, at this time those policies and 
tools have not yet been prepared. Development of these policies and tools should be 
done in conjunction with local Planning staff.  Staff will continue these discussions with 
the Region to ensure that any excess lands in Thorold meeting the Growth Plan 
definition are appropriately protected to ensure their intended future development under 
current Official Plan designations can occur at the appropriate time. 
 
Issue #2: Employment Areas 
 
The Growth Plan requires municipalities to identify and protect lands in their Official 
Plans for “employment areas”.  Employment areas as defined as follows: 
 



“Areas designated in an official plan for clusters of business and economic 
activities including, but not limited to, manufacturing, warehouses, offices and 
associated retail and ancillary facilities.” 

 
This definition envisions traditional industrial uses, along with any supporting retail (i.e. 
those that support the industrial uses such as banks, restaurants, service commercial 
etc.) and offices associated with the industrial user and some smaller scale office (i.e. 
pharmaceutical/research). 
 
The Growth Plan clearly directs major office and appropriate major institutional 
development to other areas such as Urban Growth Centres or Strategic Growth 
Centres.  Residential uses are strictly prohibited from employment areas. 
 
Chapter 2, Competitive Region, of The Region’s proposed Official Plan addresses 
Employment Areas and the planning for them.  Three categories of Employment Areas 
are proposed as follows: 
 

 Core-cluster of traditional employment uses, such as industrial, manufacturing, 
construction, transportation and warehousing 

 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. 

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

 
While the Core area would meet the definition and intent of the Growth Plan for 
employment areas based on the uses described, staff are concerned with the Dynamic 
and Knowledge and Innovation categories as they include non-employment area uses 
which are directed to other specific areas as noted above.  While the uses described 
create jobs, they are not considered to be employment area uses.  
 
The inclusion of these two categories could impact the land needs for employment 
areas (i.e. 56 ha surplus in Thorold) as non-employment area uses have been included 
in employment areas in the proposed Official Plan.  Staff would recommend that these 
two categories be re-examined by the Region and appropriate land use designations 
other than Employment Area be applied to them so that compatibility with the Growth 
Plan is achieved and any impacts to the Employment Area lands needs can be 
addressed.  
 
 
Issue #3: Port Robinson East-Land Use Designation 
 
The lands making up the area identified as Port Robinson East are shown on the 
attached map (Appendix B).  These lands are currently designated Agricultural in the 
Region’s Official Plan and no change is proposed in the draft new Official Plan. 
 



Currently, the City’s Official Plan identifies these lands as a Port Robinson East Special 
Policy Area which permits residential, commercial, institutional uses, all on full municipal 
services and open space uses. This area has developed over time as an urban 
neighbourhood with full municipal services being provided and encouraged. 
 
The proposed Agricultural designation of the Port Robinson East Special Policy Area is 
not consistent with the City’s Official Plan and does not reflect the actual built form and 
land use of this area.  Staff have discussed this issue with Regional staff and will 
continue to work with them find a solution that reflects the current as built situation for 
these lands. 
 
Issue #4: Policies to be included in the Local Official Plan 
 
The Growth Plan contains many policies which are to be implemented by both upper 
and lower tier municipalities to be compatible with the Growth Plan for example.  
Further, the upper tier official plan also contains policies which need to be implemented 
by the local municipalities to be in conformity with the upper tier plan.   The proposed 
Region Official Plan contains many policies that provide direction to the local 
municipalities and either use the references like “shall contain” or “should contain”.  
While the policy direction in many cases comes from a Provincial Plan and is required to 
be implemented in a local Official Plan, these policies could be removed from the 
Region’s Official Plan to avoid duplication of them from the source and then again being 
required to be include in the local Official Plan.   

 
Local municipalities should be able to provide our own policy, rather than replicating 
Regional policy as long as the general intent of the ROP is maintain (determined when 
Region approves the local plan).  Further, local plans also have to implement provincial 
policy so duplicating from the ROP which duplicates from the Provincial plan is not 
needed.  The Region’s Plan should allow local municipalities to have the flexibility in 
developing our own policy to conform to ROP policy and Provincial policy rather than it 
being directed to be included.  
 
In conclusion, the proposed new Official Plan for Niagara Region will provide direction 
to the community into 2051. The development of policies addressing the management 
of the excess lands is a key component of this Plan as it will assist with the long term 
development of the City’s urban area.  Planning staff will continue to review the Plan as 
it evolves and will provide Council with updates as necessary.   

BUDGETARY STATUS: 
 
There are no budgetary impacts associated with this report. 
 
STRATEGIC PLAN: 
 

Business and Economic Growth 



CANADIAN CONTENT: 
 
N/A 

ATTACHMENTS: 
 
Appendix A – Planning Staff’s comments to Region  
 
Appendix B – Port Robinson East Location Map 
 
 
PREPARED BY: “original signed” Choose an item. 
 
 
SUBMITTED BY: “original signed” Paul Moore, Director of Planning & 
Development Services 
 
 
APPROVED BY: “original signed” Manoj Dilwaria, Chief Administrative Officer 
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