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IBI GROUP 
200 East Wing – 360 James Street North 
Hamilton ON  L8L 1H5  Canada 
tel 905 546 1010 
ibigroup.com 

June 30, 2021 

Ann-Marie Norio, BA, Dipl. M.A., CMM III 
Regional Clerk 
Region of Niagara 
1815 Sir Isaac Brock Way, Thorhold ON L2V 4T7 

Dear Ms. Norio: 

NIAGARA OFFICIAL PLAN CONSOLIDATED POLICY REPORT (PDS 17-2021) - MAY 2021   
As you are aware, IBI Group is the agent on behalf of Timberlee Glen Development Ltd. respecting 
lands legally described as Part Lot 61 CP Part Lot 5 Grantham as in RO527208 E/S 30R3062 
except Part 2, 4 & 6, 30R10760; except PT 1 30R13649 City of St. Catharines, Regional 
Municipality of Niagara (the “subject lands”), as shown in Figure 1 below.  

 
Figure 1: Aerial Image of the Subject Lands, Retrieved from Google Maps 
 
In IBI Group’s previous letter to the Regional Municipality of Niagara, dated March 5, 2021 and 
found in Appendix A, it was advised that the City of St. Catharine’s OPA 26 respecting 
Employment and Institutional Related Policy Amendments was premature prior to the Regional 
Municipality of Niagara finalizing their Land Needs Assessment (“LNA”). Nonetheless, OPA 26 
was recommended for approval by local and upper-tier municipal planning staff and thereby 
approved by the City of St. Catharines and Regional Municipality of Niagara Councils in March 
2021. Subsequently, an appeal was filed by Timberlee Glen Development in April 2021.  
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The Niagara Official Plan Consolidated Policy Report was released in May 2021 and has been 
peer reviewed by IBI Group. Although IBI Group found no fundamental flaws in the Draft LNA 
prepared by Hemson Consulting, it is noted that there is an Employment Area Land Need 
(shortage) of 30 ha in St. Catharines, as shown in Figure 2 below. This was surprising considering 
the Regional Municipality of Niagara recommend approval of OPA 26, which determined that there 
was a 30 ha surplus of employment land and subsequently removed 30 ha of designated 
employment land from the City of St. Catharines.  
 

 
 
Figure 2: Excerpt from PED 17-2021 – Appendix 3.2  
 
It is assumed that the Regional Municipality’s LNA is more accurate than the City of St. Catharine’s 
LNA given the availability of more relevant data. Despite the inconsistencies between the City of 
St. Catharine’s and Regional Municipality’s LNA findings, it is noted that the Regional Municipality 
of Niagara as a whole has an employment land surplus of 20 hectares. Therefore, rather than 
focusing on why the subject lands should not be converted from employment to mixed-use 
residential from a strictly employment growth management perspective (i.e. St. Catharines needs 
30 ha of employment land), IBI Group analyzed the proposed employment conversion from a 
comprehensive land use planning, economic development, and residential growth management 
perspective. For comparative analysis purposes, the City of Toronto assessment for requests to 
convert lands within Employment Areas, both cumulatively and individually, was referenced by 
considering the following matters, where IBI Group’s associated justification is provided in red:    
 

a) There is a demonstrated need for the conversion(s) to:  
 
1. meet the population forecasts allocated to the City in the Growth Plan for the Greater 

Golden Horseshoe; The City of St. Catharines is anticipated to increase in population 
by 1,300 from 2021 to 2031 and has limited vacant land supply within the urban 
boundary to accommodate population and employment growth. As a result, the City 
of St. Catharines has a 95% residential intensification target. Additionally, Schedule 
3 of the Growth Plan for the Greater Golden Horseshoe provides a forecast to 2051 
of a population of 674,000 for Niagara Region; the Region’s LNA identified a need for 
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288,600 household based on this forecast. With respect for housing growth from 2021 
to 2051, the City of St. Catharines is allocated 19,770 units. Therefore, employment 
conversion will contribute to meeting population forecasts. or 

2. Mitigate existing and/or potential land use conflicts; There are no existing land use 
conflicts; rather, the subject lands are being underutilized for employment and 
residential purposes, and are thereby not contributing to achieving the Greenfield 
Area target.  
 

b) The lands are required over the long-term for employment purposes; The subject lands 
have been undeveloped for employment purposes and farmed for many years, as they 
are not directly located on the Canal, they are not within proximity to a 400-series highway, 
nor are they within proximity to public transit. The provision of residential uses on the 
subject lands would increase transit viability east of the Welland Canal, which could 
service existing and future residential and employment uses.  

c) The City will meet the employment forecasts allocated to the City in the Growth Plan for 
the Greater Golden Horseshoe; The Growth Plan for the Greater Golden Horseshoe 
allocated jobs to the Regional Municipality of Niagara, who then allocates to the lower-tier 
municipalities. Overall, the Regional Municipality of Niagara has an employment land 
surplus of 20 ha, whereas less than 18 ha of the subject lands are requested to be 
converted. 

d) The conversion(s) will adversely affect the overall viability of an Employment Area and 
maintenance of a stable operating environment for business and economic activities with 
regard to the:  
 
1. Compatibility of any proposed land use with lands designated Employment Areas and 

major facilities, as demonstrated through the submission of a Compatibility/Mitigation 
Study in accordance with Policies 2.2.4.5, 2.2.4.7 and 2.2.4.8 and Schedule 3 for any 
proposed land use, with such policies read as applying to lands within Employment 
Areas; A Land Use Compatibility Assessment has been prepared by RWDI, where 
they determined NPC-300 and a Class 4 designation can be applied to achieve 
suitable noise control through the installation of sound barriers. Additional studies are 
being conducted pertaining to air quality and will be finalized by mid-July.  

2. Prevention or mitigation of adverse effects from noise, vibration, and emissions, 
including dust and odour; The Land Use Compatibility assessed the potential for 
impact from the adjacent nearby properties that may be a source of pollutant, dust, 
odour, noise and/or vibration. The study investigated the compatibility of the proposed 
development with existing industrial land uses up to 1,000 m from the subject lands, 
with specific consideration on the Heddle Shipyard. The sound levels of the nearby 
shipyard were determined to have an impact on the proposed development, but the 
proposed residential buildings can be designed to suitably address the noise through 
the application of NPC-300, creating a compatible interface. Additional studies are 
being conducted pertaining to air quality and will be finalized by mid-July.  

3. Prevention or mitigation of negative impacts and minimization of the risk of 
complaints; IBI Group’s client is eager to work with the neighbours to address their 
concerns. 

4. Ability to ensure compliance with environmental approvals, registrations, legislation, 
regulations and guidelines; Heddle Shipyards requires environmental compliance 
approval (“ECA”) under the Ontario Environmental Protection Act as well as 
compliance with the Canadian Environmental Protection Act. Additionally, NPC-300 
would be applied, which is a Ministry of Environment Noise Guideline that allows 
mitigation at the sensitive use so that the existing industries are not impacted and can 
continue to operate without being required to provide any mitigation.  
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5. Ability to provide appropriate buffering and/or separation of employment uses from 
sensitive land uses, including residential; Appropriate buffering will be provided from 
the existing industry to create a compatible interface. The final Land Use Compatibility 
Assessment, prepared by RWDI, will have updated information relating to separation 
distances and building design recommendations.  

6. Ability to minimize risk to public health and safety; A Phase I and II Environmental 
Site Assessment (“ESA”) were prepared that concluded there is no evidence of 
herbicide / pesticide impact in the soils and that no further work is recommended. 
These ESAs are being updated to confirm the findings are still relevant. Sound levels 
on the subject lands can be addressed by the normal means of site layout, noise 
barriers, and suitable setback distances. Additional mitigation measures related to air 
quality are currently being assessed to ensure there is no risk to public health and 
safety.  

7. Reduction or elimination of visibility of, and accessibility to, employment lands or uses; 
If anything, the proposed development will improve accessibility to the existing 
employment uses in the surrounding area by increasing transit viability. There will be 
no reduction or elimination of visibility and access to employment lands as a result of 
converting the subject lands.  

8. Impact upon the capacity and functioning of the transportation network and the 
movement of goods for existing and future employment uses; The Transportation 
Impact Assessment prepared by IBI Group in support of the proposed development 
concluded that the existing function of Lakeshore Road, Seaway Haulage Road and 
Read Road is able to accommodate the proposed conversion to a low to high density 
residential development with mixed uses. 

9. Removal of large and/or key locations for employment uses; As previously discussed, 
the subject lands have been undeveloped for employment purposes and farmed for 
many years, as they are not directly located on a port, they are not within proximity to 
a 400-series highway, nor are they within proximity to public transit. Further, we are 
willing to work with the surrounding industries to create a compatible interface that is 
appropriate for all parties.   

10. Ability to provide opportunities for the clustering of similar or related employment uses; 
Given the location of the subject lands not directly being located on the port, they have 
not capitalized on the shipping industry. There has also been a clear changing 
employment environment, where the emerging trend shows more offices, more 
services, and more population-related employment. Specifically, St. Catharines has 
been shifting away from its manufacturing past to an economic base that is more 
reflective of its role as a Regional service centre. and 

11. Provision of a variety of land parcel sizes within the Employment Area to 
accommodate a range of permitted employment uses; The large parcel size of 406 
Lakeshore Road is ideal to develop a complete community with a mix and range of 
land uses, including residential, commercial, and light industrial.  

 
e) The existing or planned sewage, water, energy and transportation infrastructure can 

accommodate the proposed conversion(s); A Functional Servicing Report (“FSR”) and 
Transportation Impact Assessment were prepared in support of the proposed 
development. The preliminary FSR confirmed that the subject lands are currently 
contributing to the watercourse flow volumes and will require an adjustment to the existing 
upstream watercourse. The proposed storm servicing for the proposed development is 
deemed to be conceptually viable based on the existing culvert crossing at Lakeshore 
Road. In regard to SWM, the proposed development is conceptually viable based on the 
City of St. Catharines design criteria. The resulting wet weather flow from the proposed 
development would exceed the current operational capacity of the Haulage SPS, and a 
controlled discharge system from the subject lands or an update to the pump station would 
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be required. In order to connect to the existing gravity system, a controlled discharge 
would be required with on-site sanitary detention. Other alternatives could be reviewed 
for an additional private sanitary forcemain crossing of the Canal. Lastly in regard to water 
distribution, there is potential for the subject lands to require looping to Read Road with 
adequate backflow prevention devices to maintain system pressures. The Transportation 
Impact Assessment concluded that the existing function of Lakeshore Road, Seaway 
Haulage Road and Read Road is able to accommodate the anticipated conversion to a 
low to high density residential development with mixed uses. A number of 
recommendations are provided to support the proposed development. Overall, existing or 
planned sewage, water, energy and transportation infrastructure can accommodate the 
proposed conversion. 

f) In the instance of conversions for residential purposes, sufficient parks, libraries, 
recreation centres and schools exist or are planned within walking distance for new 
residents; A new public park is proposed as part of the development on the subject lands. 
There is also an existing residential neighbourhood with services less than one kilometre 
to the north. The existing residential neighbourhood to the north offers a broad mix and 
range of land uses, including, but not limited to: low and medium density residential, open 
space/ parks, employment, commercial, and recreation uses (i.e. beach strip and marina). 
The proposed development has also been strategically designed to create a mix and 
range of uses, resulting in a complete community. Additionally, the proposed development 
will increase transit viability east of the Welland Canal to service the proposed residences, 
in addition to the existing workforce and residential community.  

g) Employment lands are strategically preserved near important transportation infrastructure 
such as highways and highway interchanges, rail corridors, ports and airports to facilitate 
the movement of goods; As previously discussed, the subject lands have been 
undeveloped for employment purposes and farmed for many years, as they are not 
directly located on a port, they are not within proximity to a 400-series highway, nor are 
they within proximity to public transit.  

h) The proposal(s) to convert lands in an Employment Area will help to maintain a diverse 
economic base accommodating and attracting a variety of employment uses and a broad 
range of employment opportunities in Toronto; The City of St. Catharines alone has seven 
employment areas that provide a diverse economic base with a broad range of uses, 
including industrial, commercial and institutional that contribute to the economic success 
of the City. The Port Weller area is not well-equipped with infrastructure to support an 
employment land use, as it is not located within proximity to major urban centres, transit 
stations or the 400-series highway. As previously discussed, there have been no parties 
from the employment sector interested in purchasing the subject lands due to the 
inaccessible location and thus have remained farmed for many years. and 

i) Cross-jurisdictional issues have been considered. The subject lands are located at the 
easterly gateway in and out of the City of St. Catharines, and along the Regional Active 
Transportation Network. The proposed development will contribute to improving viability 
of the Regional Bicycle Route, which will facilitate cross jurisdiction transportation and 
economic development.  

 
The above-noted matters were for the most part thoroughly addressed in the Planning Justification 
Report prepared by IBI Group and submitted alongside the local Official Plan Amendment 
application on October 23, 2020. The City of St. Catharines requested additional information 
related to air quality impacts, and as such, the land use compatibility consultant, RWDI, has been 
retained to investigate potential air quality emissions from nearby industries, focusing on Heddle 
Shipyards (“Heddle”) and Stubbe’s Precast Concrete (“Stubbes”). Based on conversions with 
Stubbes, the land use plan for the subject lands was revised to include a 60 metre deep strip of 
Light Industrial/Service Commercial use along the easterly side of the Seaway Haulage Road and 
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a 20 metre wide drainage channel that results in an approximately 110 metre separation distance 
of the future residential from the existing industry, as shown in Figure 3 below.  
 

 
 
Figure 3: Revised Land Use Plan based on Conversations with Stubbes 
 
The detailed air quality assessment is ongoing and expected to be complete in mid-July, where 
mitigation measures (i.e. separation distances and building design) that dictate the final land use 
concept plan will be finalized. The land use plan shown in Figure 3 above is expected to be fine-
tuned based on the final findings from RWDI.  
 
Evidently, we are willing to work with the adjacent industries to create a desirable interface with 
an overall goal to create land use compatibility. Overall, it is still our professional opinion that if not 
all, at least a portion of the subject lands be converted from employment for the following reasons:  
 

• They have been undeveloped for employment purposes and farmed for many years; 
• They have received no interest from the employment sector due to its remote location and 

lack of access to the 400-series highway;  
• They are located along the Greater Niagara Circle Route and Related Trails, Regional 

Wine Route, and Strategic Cycling Network;  
• They are a gateway entrance to and from Niagara-on-the-Lake; 
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• The introduction of residential development encourages the expansion of the existing City 
of St. Catharines transit system and provide the opportunity to utilize active transportation 
infrastructure for inter-regional travel;  

• The proposed development is feasible from a technical perspective (stormwater 
management, sewage treatment, water distribution, land use compatibility, and traffic);  

• They are located within the Settlement Area where there is existing land, resources, 
services, and infrastructure that can support the achievement of a complete community;  

• The proposed development includes a new public park that will offer recreational 
opportunities for the existing workforce and future residents; 

• The proposed development includes a broad range and mix of housing types and tenures, 
including affordable housing options through a partnership with Habitat for Humanity to 
cater to a broad range of demographics, incomes and abilities;  

• The proposed development contributes to exceeding the minimum Greenfield Area target 
of 50 residents and jobs combined per hectare; and,   

• The proposed development will provide short and long-term economic prosperity by 
creating jobs related to processing building and planning applications, construction, retail 
and service commercial shops, and retirement home care.  

 
Moving forward, IBI Group would also like to meet and work with the City of St. Catharines and 
Regional Municipality of Niagara planning staff to discuss possible solutions and next steps 
respecting conversion of the subject lands. Subsequent to receiving an updated Land Use 
Feasibility Study respecting the subject lands, IBI Group will reach out to set up a meeting with 
the City of St. Catharines and Regional Municipality of Niagara.  
 
If you have any questions or require further clarification, please do not hesitate to contact the 
undersigned.  
 
IBI Group  
 
 
 
Julia Redfearn MCIP, RPP 
Planner  
 
Cc:  Mr. John Ariens, MCIP, RPP, Associate Director | Practice Lead, Planning, IBI Group  
 Ms. Mary Lou Tanner, FCIP, RPP, Principal Planner, NPG Planning Solutions  
 Mr. Isaiah Banach, Development Planner, Niagara Region  
 Mr. David Heyworth, Official Plan Policy Consultant at Regional Municipality of Niagara 

Mr. Alexander Morrison, MCIP, RPP, Planner, Planning and Development Services, 
Niagara Region 
Mr. Greg Bowie, Planner, Community Planning, Planning and Development Services, 
Niagara Region 
Ms. Tami Kitay, Director of Planning and Building Services, City of St. Catharines  
Mr. Don Manson, Timberlee Glen Developments Ltd. 
Mr. Ron Kanter, Counsel, Macdonald Sager Manis LLP 
Mr. Russell Cheeseman, Counsel, Municipal Law 
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APPENDIX A – MARCH 5, 2021 OPINION LETTER 



 

IBI Group Professional Services (Canada) Inc. is a member of the IBI Group of companies 

IBI GROUP 

200 East Wing – 360 James Street North 

Hamilton ON  L8L 1H5  Canada 

tel 905 546 1010 

ibigroup.com 

March 5, 2021 

Ann-Marie Norio, BA, Dipl. M.A., CMM III 

Regional Clerk 

Region of Niagara 
1815 Sir Isaac Brock Way, Thorhold ON L2V 4T7 

Dear Ms. Norio: 

REPORT PDS 10-2021 LOCAL OFFICIAL PLAN AMENDMENT NO. 26 - EMPLOYMENT AND 

INSTITUTIONAL RELATED POLICY AMENDMENTS - CITY OF ST. CATHARINES   

On behalf of Timberlee Glen Developments Ltd., IBI Group submitted a local Official Plan 

Amendment (“OPA”) respecting lands legally described as Part Lot 61 CP Part Lot 5 Grantham 

as in RO527208 E/S 30R3062 except Part 2, 4 & 6, 30R10760; except PT 1 30R13649 City of St. 

Catharines, Regional Municipality of Niagara, (the “subject lands”), as shown in Figure 1 below. 

The subject lands have an approximate lot frontage of 20 metres, lot depth of 340 metres, and lot 

area of 185,148.79 sq. metres (18.5 ha). The subject lands are located within Port Weller (east), 

predominately characterized by its industrial and agricultural uses, but also comprise low density 

residential and commercial land uses.  

 

Figure 1: Aerial Image of the Subject Lands 

 
Currently, the subject lands are identified as Designated Greenfield Area on Schedule ‘A’ Regional 
Structure of the Niagara Region Official Plan, Employment on Schedule ‘D1’ General Land Use 
Plan of the City of St. Catharines Garden City Plan, and ‘General Employment’ on Schedule ‘E2’ 
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North Planning Districts Land Use Designation of the City of St. Catharines Garden City Plan. 
Accordingly, the local OPA proposed to change the land use designation to permit a mix and range 
of residential types and densities, open space/ park areas, and a mixed-use commercial building 
fronting onto Lakeshore Road, as per the development scheme shown in Figure 2 below (the 
“proposed development”).  
 

 
 
Figure 2: Proposed Development 

 
The proposed development includes an affordable housing component and a compatible interface 
with the adjacent Class III Industrial Facility to the west. Specifically, a single loaded corridor is 
proposed within the apartment buildings opposite the Heddle Shipyard without openings or 
balconies, transitioning from higher to lower densities and building heights as the development 
proceeds east. Based on current estimates prepared by RWDI Consulting Engineers and 
Scientists (“RWDI”) as part of their Land Use Compatibility Assessment, they determined that the 
shipyard noise may be mitigated with the use of suitable site layout, application of a Class 4 land 
use designation, and properly designed building materials.  
 
The subject lands have been undeveloped throughout their history resulting in a remnant parcel 
that was intended to be developed for industrial purposes from when the canal was used as a 
primary method for freight transportation. The changing nature of Port Weller, including the 
introduction of residential neighbourhoods, has resulted in an increasingly less viable employment 
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future for these lands.  In addition, with the shifting need for employment lands to front on 400 
series highways in order to be viable for employers, the Port Weller lands are now a remnant 
isolated parcel with little to no employment future.  The proposed development by our client is a 
practical development solution for lands that would otherwise remain vacant indefinitely. Additional 
studies are currently being executed by RWDI to update the completed noise and emissions 
models to predict a worst case scenario and determine if further mitigation measures are required 
to ensure a viable project. 
 
As you are aware, the City of St. Catharines conducted a Land Needs Assessment (“LNA”) where 
they determined that there are 113 ha of vacant employment land in the City, whereas 83 ha of 
employment land are required to accommodate the 4000 jobs allocated to the City by the Region 
of Niagara, resulting in an excess of 30 ha of vacant employment land in the City. As a result of 
their qualitative and quantitative LNA, the City of St. Catharines is recommending to designate 6 
Employment ‘Areas’ for long term protection for employment land employment jobs, including Port 
Weller, and to: 
 

 Re-designate 282 and 285 Ontario Street from General Employment to Mixed Use 

 Re-designate the NHS Hospital site on Fourth Avenue from Employment to Institutional 

 Re-designate lands west of the NHS Hospital site from Business Commercial Employment 
to Mixed Use 

 Re-designate Brock University lands on the west side of Glenridge Avenue, and adjacent 
properties on the east side of Glenridge Avenue from Employment to Institutional; and,  

 Increase the percent of site floor area permitted for accessory uses (i.e. retail, service 
commercial).  

 
Specifically, the City of St. Catharines allocated 433 population / office jobs and 851 employment 
land employment jobs to the 26.8 ha of vacant land in Port Weller.  The number of total 
employment jobs that were allocated to the City of St. Catharines by the Region of Niagara was 
based on their 2019 LNA, prepared by Hemson Consulting Limited (“Hemson”). A Regional Official 
Plan update report will be presented to the Planning and Economic Development Committee in 
May 2021. Within that report will be updated municipal level forecasts and an updated draft LNA. 
As such, they City of St. Catharines have based their LNA on the Hemson LNA forecasts from 
2019, prior to considering updates to the Land Needs Methodology and Schedule 3 forecasts that 
were implemented as part of Amendment 1 to A Place to Grow: the Growth Plan for the Greater 
Golden Horseshoe.  
 
On behalf of Timberlee Glen Developments, IBI Group is suggesting that approving local OPA No. 
26 is premature without the Region having finalized their LNA. The Regional LNA should take into 
account “big picture” planning that considers the availability of vacant land across the Region when 
distributing employment jobs. Specifically, Fort Erie, Grimsby, Lincoln, Niagara Falls, and West 
Lincoln all have Employment Area Land Needs or (Excess) (ha) greater than the 26.8 ha of land 
that Port Weller offers to accommodate their respective allocated employment targets. Therefore, 
redistributing these 433 population / office jobs and 851 employment land employment jobs from 
St. Catharines to one of these five municipalities in the Niagara Region will have no impact to the 
overall employment capacity in Niagara Region. It is a minor adjustment on a Regional basis that 
would significantly boost the City of St. Catharines residential lands inventory, as the majority of 
land within the urban boundary is already built-up and the City has a 95% residential intensification 
target. Our client is committed to mixed use development on these lands; however, the number of 
jobs assigned as “employment land” employment to these lands will not materialize. 
 
The subject lands are also suitable for employment conversion to permit the proposed 
development, as they:   
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 Have been undeveloped for employment purposes and farmed for many years; 

 Have received no interest from the employment sector due to its remote location and lack 
of access to the 400-series highway;  

 Are located along the Greater Niagara Circle Route and Related Trails, Regional Wine 
Route, and Strategic Cycling Network;  

 Are a gateway entrance to and from Niagara-on-the-Lake; 

 Encourage the expansion of the existing City of St. Catharines transit system and provide 
the opportunity to utilize active transportation infrastructure for inter-regional travel;  

 Are feasible from a technical perspective (stormwater management, sewage treatment, 
water distribution, land use compatibility, and traffic);  

 Are located within the Settlement Area where there is existing land, resources, services, 
and infrastructure that can support the achievement of a complete community;  

 Facilitate a new public park that will offer recreational opportunities for the existing 
workforce and future residents; 

 Include a broad range and mix of housing types and tenures, including affordable housing 
options through a partnership with Habitat for Humanity to cater to a broad range of 
demographics, incomes and abilities;  

 Contribute to exceeding the minimum Greenfield Area target of 50 residents and jobs 
combined per hectare; and,   

 Provide short and long-term economic prosperity by creating jobs related to processing 
building and planning applications, construction, retail and service commercial shops, and 
retirement home care.  

 
Overall, it is our request that the Region of Niagara address Port Weller and its overall inability to 
accommodate employment by deferring local OPA No. 26 and reallocating 433 population / office 
jobs and 851 employment land employment jobs elsewhere in Niagara Region.  
 
If you have any questions or require further clarification, please do not hesitate to contact the 
undersigned.  
 
IBI Group  
 
 
 
Julia Redfearn MCIP, RPP 
Planner  
 
Cc:  Mr. John Ariens, MCIP, RPP, Associate Director | Practice Lead, Planning, IBI Group  
 Ms. Mary Lou Tanner, FCIP, RPP, Principal Planner, NPG Planning Solutions  
 Mr. Isaiah Banach, Development Planner, Niagara Region  
 Mr. David Heyworth, Official Plan Policy Consultant at Regional Municipality of Niagara 

Mr. Alexander Morrison, MCIP, RPP, Planner, Planning and Development Services, 
Niagara Region 
Mr. Greg Bowie, Planner, Community Planning, Planning and Development Services, 
Niagara Region 
Ms. Tami Kitay, Director of Planning and Building Services, City of St. Catharines  
Mr. Don Manson, Timberlee Glen Developments Ltd. 
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