Appendix Il

City of Welland Official Plan Update - Public Comments

COLOUR

STATUS

Concern or Commentis Resolved / Comment in
support

Concern or Comment is Unresolved

Not related to Official Plan

Referred to Zoning By-law Review or other City
Initiated Plan Review

Renato Borsella 20 Hagar Street, Welland, ON | Wednesda
Y,
September
22,2021




Harry Powell 50 Bruce Street, Welland, ON | Thursday,
September
16, 2021
Adam Hale 108 Duncan Street, Welland, Monday,
ON October
24,2022
Lucchetta Builders Inc. 407 Fitch Street, Welland, ON | Tuesday,
March 22,
2022
Vincent Baffa 744 First Avenue Thursday,
August 4,
2022
Primeway Group Roll: 271904000211300 Wednesda
(Consultant: Nicholas (River Rd and Woodlawn) y, May 1,
Godfrey) 2024



















Tony Mancini 131, 149, 151 Broadway Tuesday,

Avenue, Welland, ON February
13, 2024
Tony Mancini 528 Quaker Road, Welland, Monday,
ON August 28,
2023
Marsha Rempel 349 Ridge Road, Welland, ON | Friday,
July 8,

2022




My final request is that the City Staff learn a valuable

lesson from their failed attempt to expropriate my property

not only because agriculture is as important as industry

but due to the amount of pushback created nationwide

Marsha Rempel

349 Ridge Road, Welland, ON

Friday,
April 30,
2021

and the way they embarassed our city by thinking it
acceptable to uproot ANY citizens for the so called

greater good.




Joe Tomaino - on behalf | 131-151 Broadway Avenue Monday,
of Mancini July 15,
Developments 2024
Marsha Rempel 349 Ridge Road, Welland, ON | Thursday,
August 15,

2024




Julia Sajn 765 Clare Avenue Wednesda
y, August
14, 2024

NPG Solutions on behalf | 223 Southworth Street, North | December

of Turris Holdings 12, 2024

























Abdul Khan Parcels: (25698) Friday,
Feb
Humberstone Road parcel 2; ;l:)azrg
between West Side Rd and ’
Canal Bank St
Mitchell Holland 731 South Pelham Road Friday April

4, 2025




Jeff and Teresa Claxton

62 South Pelham Road

May 29,
2025













NPG Solutions on behalf
of The Crown Group
Developments Inc.

Lands known legally as
Concession 4 Part Lot 27
59R8771 Part 15. (East of
Logan Ave Unopened Road
Allowance

October
16, 2025



















Gorrie Kambo

December
18, 2025




Shirley Wang

649 Buchner Road

Thursday,
January 4,
2024

Gord & Judy McQueen

Ridge Road to Netherby

Friday,
June 9,
2023

Peter Kouretsos

754 Forks Road

Saturday,
August 5,
2023




Roger Demers

800 Forks Road West

Monday,
August 7,
2023

Harold Froude

98 Colborne Street




Dan Froude 122 Colborne Street Wednesda
y, August
9, 2023

James and Carole Anne | 148 Colborne Street Wednesda

Jones y, August

9, 2023




Shirley Wang

649 Buchner road

Monday,
August 12,
2024




Jeffrey Ward

797 Forks Road West

Monday,
August 7,
2023




Manni Chauhan

Lands South on Fork Road

Wednesda

G-force Urban Planners | and East and EIm Road. y, August

and Consultants 14, 2024

Ayo Sanusi 129 South Pelham Rd and Friday,
other lots south of the new September
Subdivision — South of 6, 2024

Webber Rd




Rachelle Larocque

Lands South of Regional
Road 58A and West of the
Welland Recreational Canal




Joe Boersma

South Pelham Road {South of
Webber Rd)

September
10, 2025




Augusto Duminuco

37 Henley Court, Welland, ON

Monday,
May 22,
2023




Casey Wintle

Monday,
March 29,
2021







Mariane Vocal
Ferencevic

67 Erin Cr. Welland, ON

Tuesday,
August 10,
2021







Kiron D. Bondale Thursday,
September
1, 2022

Christine Walker Thursday,
March 4,

2021




Brenda Kerezsi.

Saturday,
September
3, 2022




Jennifer Voss

Tuesday,
September
21, 2021







Vanessa Milley

340 Kingsway, Welland, ON

Friday,
March 26,
2021
















Debi Katsmar

Tuesday,
September
6, 2022




Vanessa Milley

340 Kingsway, Welland, ON

Thursday,
May 5,
2022




Grant Durfey Friday,
March 4,
2022
Melissa McGlashan 490 Clare Avenue, Welland, Tuesday,
ON October

12, 2021







Melissa McGlashan

490 Clare Avenue, Welland,
ON

Monday,
April 11,
2022




Kristen and Nicholas 53 McCrae Drive, Welland ON | Wednesda
Cartmell y, August
31, 2022
Carole & Bruce Thursday,
Saalmans June 27,

2024




Robyn and Corey
Haslam

Monday,
July 8,
2024




Steph McCormick

Monday,
July 8,
2024

Kimbra Claveau

Monday,
July 8,
2024

Melinda Walker

Wednesda
y, July 3,
2024




Ashley Annable Monday,
July 8,
2024

Tammy Tomassetti Wednesda
y, July 3,
2024

Karyn Monday,
July 8,
2024




Mariam Gibbons 14 Glen View Tuesday,
July 30,
2024

Emma Naar March 10,

2025




Michael Belcastro, Thursday,
President, Doral July 7,
Holdings 2022
Limited/Seaway Mall
Alanna Galeota, Director
of Operations, Doral
Holdings/Seaway Mall













Michael Belcastro, Tuesday,
President, Doral July 9,
Holdings 2024
Limited/Seaway Mall
Alanna Galeota, Director
of Operations, Doral
Holdings/Seaway Mall







Scott Loudon, Director,
Real Estate
Development, LFL
Group

777-803 Niagara Street,
Welland, ON

Tuesday,
January 9,
2024




Richard TenDen

48 St. George Street,
Welland, ON







Kiron D. Bondale

Thursday,
May 23,
2024







Travers Fitzpatrick

Sunday,
June 9,
2024







Tia DeAgazio Thursday,

May 26,

2022
Councillor Graham Tuesday,
Speck March 28,

2023




Highlights of Growing
Welland Discussion
(Nora Reid)

Thursday,
March 24,
2022




Masonry Works

Wednesda
y, March 9,
2022













Mariane Vocal
Ferencevic

Saturday,
February
12, 2022










Mariane Vocal
Ferencevic

Saturday,
February
12, 2022




Tia DeAgazio

Monday,
January
31, 2022




Tia DeAgazio

Monday,
January
31, 2022




Nora A. Reid, M.A.

Tuesday,
March 8,
2022













Eleanor Protz

Thursday,
March 24,
2022




Travers Fitzpatrick

Tuesday,
June 11,
2024







Chris Paley Builtup
Developments Inc.
Niagara HP Properties
Inc.

4999 Victoria Ave, Niagara
Falls, L2E 4C9

Wednesda
y, June 12,
2024




Travers Fitzpatrick

Thursday,
June 20,
2024

or increased heights would be
considered through updating the Zoning




Tia DeAgazio Tuesday,
July 16,
2024
James Takeo 17 East Main Street, Unit 8B, | Monday,
Welland ON July 29,

2024




Tim D'Anna

Thursday,
August 15,
2024

3) | saw nothing about how you will not raise taxes but a
ton about how you want spend on transit and incentives
for low income housing. Is this how Wellanders want to
spend their tax dollars?

Many of the topics raised in your
comments, such as infrastructure

improvements, transportation operations,
service delivery, taxation, incentives, and
quality-of-life initiatives, are addressed in
greater detail through other municipal
tools, including zoning by-laws, master
plans, strategic plans, budgets, and
Council-approved policies. These

documents implement and refine the
direction of the Official Plan over time
and are informed by technical studies,
financial analysis, and public and Council
input.
















Giuseppe Ferreri Tuesday,

ialieri G August 13,
The Biglieri Group - on 2024

behalf of SmartCentres










The Biglieri Group - on
behlaf of 2599587
Ontario Ltd.

289 Daimler Parkway

Thursday,
August 15,
2024













Zelinka Priamo Ltd. - on
behalf of CP REIT
Ontario Properties
Limited

Friday,
August 16,
2024













Lee Carr Friday,
Executive Director August 16,
Welland Downtown BIA 2024







Joe Tomaino - Upper
Canada Consultants

Friday,
August 16,
2024




Biglieri Group - on behalf
of Ambria (First-
Welland) Ltd.

Tuesday,
August 20,
2024




Ennio Paola

Sunday,
August 25,
2024




Myriam Mccombs
Mimi Seredine

Tuesday
August 27,
2024

This is a joke right? The city ploughs through a contract to
pay a homeless shelter in my end of town..using our
green space protecting no one..and promoting
what..nothing..I guess this official plan

does not include anyone living in the area of ontario road
and southworth..which the city is currently turning into a

Noted — no action




ghetto unsafe for adults and children who live here..but
hey if they're ok with it they
can put it in their neighbor hood...i work my butt off and
pay my taxes but that may change ..

...s000 your official plan is lies lies lies

William Heikoop

Upper Canada Consultants

Tuesday,
September
10, 2024

Further to the comments below specifically the Northwest
Welland policies in Section 12.5.5 we would like the
wording of the policies expanded, please see below:

“In order to ensure the appropriate and orderly
development of the Secondary Plan area, and to ensure
the costs associated with the development of the
Secondary Plan are equitably distributed among all
landowners, development within the Secondary Plan area
shall only be permitted to proceed when the majority
landowners in the Secondary Plan area have entered into
a cost sharing agreement or agreements amongst
themselves to address the distribution of lands and costs
associated with development in a fair and equitable
manner. Individual developments in the Secondary Plan
area shall not be given final approval until the subject
landowner has become a party to the landowners’ cost
sharing agreement and is demonstrated to be in good
standing with the cost sharing agreement. The use of
conditions, holding provisions or other mechanisms shall
be used to secure this requirement.”

Thank you for this comment. This
language would not be appropriate for an
Official Plan.




Terry Grand 70 Adah Court, Welland Tuesday,
September
10, 2024

Ennio Paola Monday,
September

9, 2024

























Alyssa Payne 32 Dufferin Street, Welland Monday,
September
16, 2024

Sam and Jackie Kalmuk | 248 Gadsby Avenue Monday,
September

16, 2024










Carolyn Fast

Not provided

Thursday,
September
19, 2024






















Tia DeAgazio

not provided

Monday,
September
9, 2024










Joe Schonberger

372 Darby RR #1 Port
Robinson

Thursday,
September
19, 2024







Nicholas Rimar Friday,
September
20, 2024

Nora Reid, Secretary City of Welland Heritage February

City of Welland Heritage | Advisory Committee 19, 2025

Advisory Committee




Welland Green Advisory
Committee

Welland Green Advisory
Committee

March 14,
2024






















A.B. Murphy

July 16, 2025




Pat Rocca

684 Niagara St

October
31, 2025




Kiron Bondale

47 Melissa Crescent




OFFICIAL PLAN OPEN HOUSE NOVEMBER 20, 2025

Shashank Chitale and
Partners (Welland Land
Development Inc)

Shashankchitale@antrix.

ca

1109 Britannia Road E,
Mississauga

November
20, 2025

Sean Neamtu

559 Lyons Creek Road,
Welland

November
20, 2025



mailto:Shashankchitale@autixx.ca
mailto:Shashankchitale@autixx.ca

Peter Tulumello

524 Buchner Road, Welland

November
20, 2025




Jim Fazzari 244 Gadsby Ave, Welland November

20, 2025 Region currently provides Transi
Services to Welland.

1) Transportation — Unrealistic publication o . :
public transit and biking. Public transit isn’t going Parking — The OP does not establish
to all the places people need to know, and the 30
minute schedule between buses is not convenient,
SO cars are a necessity.

2) Parking — .3 of a spot for smaller footage
apartments is not realistic. A bachelor apt coula

specific parking numerical requirements.
Accordingly, this comment should be
addressed through the Zoning By-la

The plan does not include ideas fo

turn lanes, et

e AFFORDABILITY — UNREALISTIC — LOOKAT
THE HOMELESS #'s IN WELLAND

The

Transportation Master Plan builds of the
OP’s Projections to identify infrastructure




Amanda Jansen 426 Buchner Road, Welland November
20, 2025

Peter Inman 227 Gadsby Ave, Welland November
20, 2025

Conduct a Community Energy Plan that would

involve District Heating (2-pipe low-temp system

as a means to make Welland a resilient city

Thank you for your comment. This can
be considered should the City initiate a
City Wide Sustainability Plan.




Mary Tulumello

524 Buchner Road, Welland

November
20, 2025

Sean Neamtu

November
17, 2025



https://engagewelland.ca/city-of-welland-official-plan-update
https://engagewelland.ca/city-of-welland-official-plan-update

Sean Neamtu via email

Sean Neamtu

November
17, 2025




Peter Tulumello

524 Buchner Road

August 30,
2025



https://www.bing.com/ck/a?!&&p=0653926b7770b57ab665fd4fe20769bbe8af226846a35773dd27f894f8aa133dJmltdHM9MTc2MzMzNzYwMA&ptn=3&ver=2&hsh=4&fclid=2a82f30b-20be-6f53-3fb2-e59021c46eef&u=a1aHR0cHM6Ly93d3cub21idWRzbWFuLm9uLmNhL2VuL2luZm8tcHVibGljLWJvZGllcy1hbmQtb2ZmaWNpYWxzL211bmljaXBhbC1nb3Zlcm5tZW50L211bmljaXBhbC1tZWV0aW5nLWRpZ2VzdC9rZXl3b3JkLWRpcmVjdG9yeS8yMzkyYy1hY3F1aXNpdGlvbi1vci1kaXNwb3NpdGlvbi1sYW5k&ntb=1
https://www.bing.com/ck/a?!&&p=0653926b7770b57ab665fd4fe20769bbe8af226846a35773dd27f894f8aa133dJmltdHM9MTc2MzMzNzYwMA&ptn=3&ver=2&hsh=4&fclid=2a82f30b-20be-6f53-3fb2-e59021c46eef&u=a1aHR0cHM6Ly93d3cub21idWRzbWFuLm9uLmNhL2VuL2luZm8tcHVibGljLWJvZGllcy1hbmQtb2ZmaWNpYWxzL211bmljaXBhbC1nb3Zlcm5tZW50L211bmljaXBhbC1tZWV0aW5nLWRpZ2VzdC9rZXl3b3JkLWRpcmVjdG9yeS8yMzkyYy1hY3F1aXNpdGlvbi1vci1kaXNwb3NpdGlvbi1sYW5k&ntb=1
https://www.bing.com/ck/a?!&&p=0653926b7770b57ab665fd4fe20769bbe8af226846a35773dd27f894f8aa133dJmltdHM9MTc2MzMzNzYwMA&ptn=3&ver=2&hsh=4&fclid=2a82f30b-20be-6f53-3fb2-e59021c46eef&u=a1aHR0cHM6Ly93d3cub21idWRzbWFuLm9uLmNhL2VuL2luZm8tcHVibGljLWJvZGllcy1hbmQtb2ZmaWNpYWxzL211bmljaXBhbC1nb3Zlcm5tZW50L211bmljaXBhbC1tZWV0aW5nLWRpZ2VzdC9rZXl3b3JkLWRpcmVjdG9yeS8yMzkyYy1hY3F1aXNpdGlvbi1vci1kaXNwb3NpdGlvbi1sYW5k&ntb=1
https://www.bing.com/ck/a?!&&p=0653926b7770b57ab665fd4fe20769bbe8af226846a35773dd27f894f8aa133dJmltdHM9MTc2MzMzNzYwMA&ptn=3&ver=2&hsh=4&fclid=2a82f30b-20be-6f53-3fb2-e59021c46eef&u=a1aHR0cHM6Ly93d3cub21idWRzbWFuLm9uLmNhL2VuL2luZm8tcHVibGljLWJvZGllcy1hbmQtb2ZmaWNpYWxzL211bmljaXBhbC1nb3Zlcm5tZW50L211bmljaXBhbC1tZWV0aW5nLWRpZ2VzdC9rZXl3b3JkLWRpcmVjdG9yeS8yMzkyYy1hY3F1aXNpdGlvbi1vci1kaXNwb3NpdGlvbi1sYW5k&ntb=1
https://www.bing.com/ck/a?!&&p=0653926b7770b57ab665fd4fe20769bbe8af226846a35773dd27f894f8aa133dJmltdHM9MTc2MzMzNzYwMA&ptn=3&ver=2&hsh=4&fclid=2a82f30b-20be-6f53-3fb2-e59021c46eef&u=a1aHR0cHM6Ly93d3cub21idWRzbWFuLm9uLmNhL2VuL2luZm8tcHVibGljLWJvZGllcy1hbmQtb2ZmaWNpYWxzL211bmljaXBhbC1nb3Zlcm5tZW50L211bmljaXBhbC1tZWV0aW5nLWRpZ2VzdC9rZXl3b3JkLWRpcmVjdG9yeS8yMzkyYy1hY3F1aXNpdGlvbi1vci1kaXNwb3NpdGlvbi1sYW5k&ntb=1
https://www.bing.com/ck/a?!&&p=0653926b7770b57ab665fd4fe20769bbe8af226846a35773dd27f894f8aa133dJmltdHM9MTc2MzMzNzYwMA&ptn=3&ver=2&hsh=4&fclid=2a82f30b-20be-6f53-3fb2-e59021c46eef&u=a1aHR0cHM6Ly93d3cub21idWRzbWFuLm9uLmNhL2VuL2luZm8tcHVibGljLWJvZGllcy1hbmQtb2ZmaWNpYWxzL211bmljaXBhbC1nb3Zlcm5tZW50L211bmljaXBhbC1tZWV0aW5nLWRpZ2VzdC9rZXl3b3JkLWRpcmVjdG9yeS8yMzkyYy1hY3F1aXNpdGlvbi1vci1kaXNwb3NpdGlvbi1sYW5k&ntb=1

Peter Tulumello

524 Buchner Road

September
8, 2025



https://www.welland.ca/clerks/FOI.asp



https://www.welland.ca/bylaws/Policies/SER-013-0011.pdf
https://www.welland.ca/bylaws/Policies/SER-013-0011.pdf

Marsha Rempel

July 8,
2022







Eleanor Protz

57 Jefferson Court

October
12, 2021







With all the new housing currently being constructed and
proposed, is there any thought being given to reserving a
new location for healthcare? i.e. a hospital and nursing
homes. People coming here are going to expect that
there will be medical care available to them for their future
needs. There are already waiting lists for surgery and for
nursing home care being experienced.




Since the Provincial Government Ministry of Municipal
Affairs and Housing and P2G now governs how our local
municipalities grow, we are being forced to accept their
development ideas, like it or not. Is it possible for Welland
to create a provision in this new Official Plan that will
allow council to pass a by-law that the Ontario Land
Tribunal cannot overrule? Every City is unique and should
be treated as such.

Travers Fitzpatrick, on
behalf of Dorl
Holdings/Seaway Mall

PO BOX 872, Fonthill
Ontario, LOS 1EO

November
26, 2025







Daniel Branzea,
Development Manager
for Smart Centres

3200 Highway 7, Vaughan,
Ontario, L4K 525

November
21, 2025







Zelinka Priamo Ltd. - November
Jonathan Rodger 24, 2025






















Connie McCutcheon

November
30, 2025




Debbie White-Beattie

debbiewbd@yahoo.ca

November
30, 2025



mailto:debbiewbd@yahoo.ca




Amanda Radford

441 Ridge Rd Welland ON

November
30, 2025




Zelinka Priamo
(Jonathan Rodger,
Connor Wright — on
behalf of Choice
Properties REIT

821 Niagara Street

November
27, 2025













Amanda Kosloski

amanda@armstrongplan.ca

November
28, 2025



mailto:amanda@armstrongplan.ca










Lise Denommee

December
1, 2025




Karen and Clyde Head

783 Schisler Crescent
Welland

December
1, 2025
(10:40 PM)




Jessica LaHay

December
3, 2025
















Doug Disher

590 Buchner Road
Welland, Ontario
L3B5N4

December
4, 2025




Peter Tulumello

524 Buchner Road

December
1, 2025







Heather Fyfe

590 Buchner Road

December
5, 2025







Amanda Janssen

Buchner Rd

December
8, 2025







Linda DePottie

525 Buchner Road

December
8, 2025




Rob Diermair

496 Buchner Road
Welland
905-714-3502

December
8, 2025













Adam Janssen

December
8, 2025




Karen Head and Clyde
Head

783 Schisler Crescent
Welland
905.964.3150

December
9, 2025




Robbin Corry

December
9, 2025




Jessica LaHay

December
9, 2025




Tia De Agazio

December
9, 2025




Elaine Anderson

195 Leaside Drive
Welland, ON
L3C 6N4

December
9, 2025







Dupuis Family (David)

770 Ridge Road, Welland

December
9, 2025







Sabrina Milan

770 Ridge Rd

December
9, 2025










Jennifer Spironello

December
11, 2025




Chris and Ali Wills

739 Matthews Road

December
12, 2025




Glenn Barr — Better
Neighbourhoods

Glenn@betterneighbourhoods

-ca

605 River Road

December
11, 2025



mailto:Glenn@betterneighbourhoods.ca
mailto:Glenn@betterneighbourhoods.ca




Rachelle Larocque, on
behalf of AD (Welland)
Inc

Lands South of Regional
Road 58A and West of the
Welland Recreational Canal

December
12, 205




Michael Scott

Michael D. Scott CM CD

86 Doan’s Ridge Road
Welland, On L3B 5N4

Email: mdscott@mafeking.ca

December
12, 2025



mailto:mdscott@mafeking.ca

Victor Denomeee

December
15, 2025




Mary Tulumello

524 Buchner Road

December
23, 2025
















Dana Bourque- Greatrix

danabourguermt@yahoo.ca

December
27, 2025



mailto:danabourquermt@yahoo.ca




Natalie Anger

124 Scholfield Ave S
Welland ontario

December
29, 2025







Alisha McBride

37 Myrtle Ave Welland
Alisha McBride

December
26, 2025










Ken Scholtens

894 Brown Road

December
21, 2025







Shari Redmond

February
12, 2026




Mark Strasser

8434 Ridge Road

February
12, 206




Heather Fythe

590 Buchner Road







Cécile Sage

February
13, 2026




Martina Peiper

February
17, 2026




Danaka Kimber

617 Lyons Creek Road

February,
17, 2026







Petition

RE: Proposed Employment
Land Expansion

February
16, 2026







Extended Public Comments

PRESCRIBED FORM OF PETITION

To: The Councit of the City of Welland

c/o City Clerk
60 East Main Street
Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:

(max-1200 characters)

mc the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that convarts any Agricultural lands nto
lands, startng with 432 and 476 Ridge Road We are askirg Councillors to rgject any plan that changes the agnauinmral and histonic nature of

jour commumity.

ilable serviced lots already exist m Wellend.

Lacking a Needs Analysis m addition to an Agiicultura] Impact Assesment, A vaffic Unpact A
xamity to 1.yons Creek), the proposed change in 200108 18 iy
cost of bringing the infrastructure %o suppan the ehange to industnal acning would be an excessive expenditure for the Welland community, when

Our historic cammumity s known for it's golden fields, Sandhill Cranes, wild turlscyy, herds of deer, otters, beavers, turtles, bullfrogs all crossing cur
klow spead chip and tar roads We share these non sidewalk roads with bicyeles, horass, wheelchaiss, strdlers, dog walkers, joggers, agncultursl
prdticles and ATVs. Adding an estimated 880 cars and heavy truck traffie daily will destroy this rural hfﬁtylc, not 10 mention the roads

able.

] trpact A
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PRINTED ADDRESS
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By signing this petition, I hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.



PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland

c/o City Clerk
60 East Main Street
Welland, ON L3B 3X4

|/We the undersigned, petition the Council of the City of Welland as follows:

(max-1200 characters)

nature of our community.

Lacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact A
(proximity to Lyons Creek), the proposed change in zoning is irresponsible.

The cost of bringing the infrastructure to suppomhe change to industrial zoning would be an excessive expenditure for the Welland community,
'when available serviced lots already exist in Welland.

'We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
industrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic

(Our historic community is known for its golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullﬁ'ogs all crossing
our slow-speed chip and tar roads. We share these non-sidewalk roads wnh bicycles, horses, wheelchairs, strollers, dog walkers, joggers,
agricultural vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy tl'us mral hf:sryle not to mention the roads.
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- By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.



PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland
c/o City Clerk

60 East Main Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows: ~ (max-1200 characters)

[We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
lindustrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic nature of
four community.

lOur historic community is known for it's golden fields, Sandhill Cranes, wild turkeys, herds of deer, ofters, beavers, turtles, bullfrogs all crossing our
klow speed chip and tar roads. We share these non sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, jopgers, agricultural
vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural hfmyk: not to mention the roads.
udungaNo:dsAnu]ymmaddmmmmAgncuinnallmmuAssmu.Aaaﬂ“nImpam | Impact A

Kproximity to Lyons Creek), the proposed change in zoning is iresponsible.

[The cost of bringing the infrastructure to support the change to industrial zoning would be an excessive expenditure for the Welland community, when
lavailable serviced lots already exist in Welland.

PRINTED NAME PRINTED ADDRESS SIGNATURE
Rebpeeca clovke 45i Lyon( Creck Rel K@[M“—f
| Besrony Cournaga 9] Lyons Creek Lol (3 M—““
Chx\"(\e@_fo“e s 49l LLJDNS Creekc
MR Ruch 370 whik® RS

MLl M e 590 RUCHAALTR RDJ,\ st /Mﬂ/ 7
M| SYOE ey L

q
Rob D}Qv‘w{mf“ HQ@ %\MJL‘V‘QI”‘ P“;‘i /A’- ' - 4
Karla Spence - 496 Buchger Rl (W élw
AWM.O-’YMSGQY\ 426 Bucvwy ed ,@pm
UZb Boucwwas €4 kjeg_D
a5 Buthpor f&gﬁ
| 385/ Jiethiea T I

Mate Aun // /4
/95 [aqm}c{e D fa 0//7&

DE X7 (1= ™y &
Y3 e, BWA -
l‘#(o V Ww/w

M&M@g@/

By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.




PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland
cl/o City Clerk

60 East Main Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:  (max-1200 characters)

[We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into

findustrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors o reject any plan that changes the agricultural and historic nature of
jour community.

fOur historic community is known for it's golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullfrogs all erossing our

slow speed chip and tar roads. We share these non sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers, agricultural

vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural lifestyle, not to mention the roads.

lLacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact A Envi 1 Impact A
ximity to Lyons Creek), the proposed change in zoning is irresponsible.

e cost of bringing the infrastructure to support the change to industrial zoning would be an excessive expenditure for the Welland community, when
ilable serviced lots already exist in Welland.
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- By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.




PRESCRIBED FORM OF PETITION

To: The Council of the City of
Welland c/o City Clerk 60 East Main
Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:  (max-1200 characters)
We, the ratepayers of Cocks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
industrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic
nature of our community. ‘

Our historic community is known for its golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullfrogs, all crossing
our slow-speed chip and tar roads. We share these non-sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers,
agricultural vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural lifestyle, not to mention the
roads. Lacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact Assessment, Environmental Impact
Assessment (proximity to Lyons Creek), the proposed change in zoning is irresponsible. The cost of bringing the infrastructure to support the
change to industrial zoning would be an excessive expenditure for the Welland community, when available serviced lots already exist in Welland
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By-signing this petition, ¥hereby acknowledge that this petition wi e a record belonging
to the City of Welland and that all information contained in this petition will be available for viewing by
the public and may be reproduced in a future Council Agenda.




PRESCRIBED FORM OF PETITION

To: The Council of the City of
Welland c/o City Clerk 60 East Main
Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:  (max-1200 characters)
We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
industrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic
nature of our community.

Our historic community is known for its golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullfrogs, all crossing
our slow-speed chip and tar roads. We share these non-sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers,
agricultural vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural lifestyle, not to mention the
roads. Lacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact Assessment, Environmental impact
Assessment (proximity to Lyons Creek), the proposed change in zoning is irresponsible. The cost of bringing the infrastructure to support the
change to industrial zoning would be an excessive expenditure for the Welland community, when available serviced lots already exist in Welland
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By.signing this petition, | hereby acknowledge that this petition will become a record belonging

to the City of Welland and that all information contained in this petition will be available for viewing by
the public and may be reproduced in a future Council Agenda.




PRESCRIBED FORM OF PETITION

To: The Council of the City of
Welland c/o City Clerk 60 East Main
Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:  (max-1200 characters)
We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
industrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic
nature of our community.

Our historic community is known for its golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullfrogs, all crossing
our slow-speed chip and tar roads. We share these non-sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers,
agricultural vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural lifestyle, not to mention the
roads. Lacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact Assessment, Environmental iImpact
Assessment (proximity to Lyons Creek), the proposed change in zoning is irresponsible. The cost of bringing the infrastructure to support the
change to industrial zoning would be an excessive expenditure for the Welland community, when available serviced lots already exist in Welland
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By.signing this petition, | hereby acknowledge that this petition will become a record belonging
to the City of Welland and that all information contained in this petition will be available for viewing by
the public and may be reproduced in a future Council Agenda.



PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland
clo City Clerk

60 East Main Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:  (max-1200 characters)

'We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
|lindustrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic
nature of our community,

Our historic community is known for its golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullfrogs, all crossing
our slow-speed chip and tar roads, We share these non-sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers,
agricultural vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy llns mral hfeslyle not to mention the roads.
Lacking a Needs Analysis in addition to an Agricultural lmpm Assessment, A traffic Impact A E lmpact A

(proximity to Lyons Creek), the proposed change in zoning is irresponsible.

The cost of bringing the infrastructure to support the change to industrial zoning would be an excessive expenditure for the Welland community,
when available serviced lots already exist in Welland.
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~ By signing thss petition, | hereby acknowledge at this petition will become a record belonglng to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.
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PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland
c/o City Clerk

60 East Main Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows: ~ (max-1200 characters)

fWe, the ratepayers of Cooks Mills and residents of Welland. are strongly opposed to an Official Plan that converts any Agricultural lands into
industrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic nature of
four community.

Our historic community is known for it's golden fields, Sandhill Cranes, wild turkeys, herds of deer, ofters, beavers, turtles, bullfrogs all erossing our
klow speed chip and tar roads. We share these non sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers, agricultural
vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural lifestyle, not to mention the roads.

Lacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact A Envi 1 Tmpact A

ﬁ:ﬂxmmy to Lyons Creek), the proposed change in zoning is imesponsible.

e cost of bringing the infrastructure to support the change to industrial zoning would be an excessive expenditure for the Welland community, when
ailable serviced lots already exist in Welland. cJ
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By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.
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PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland

clo City Clerk
60 East Main Street
Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:

(max-1200 characters)

our community.

[We, the ratepayers of Cooks Mills and residents of
findustrial lands, starting with 432 and 476 Ridge

Our historic cgmm\mity is known for it's golden fields, Sandhill Cranes, wild turkeys, herds ofdeg. otters, beavers, turtles, b_ull.ﬁ'ug all crossing our

(proximity to Lyons Creek), the proposed change in zoning is irresponsible,
< cost of bringing the infrastructure o support the change to industrial zoning would be an
ailable serviced lots already exist in Welland.

Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
Road. We are asking Councillors to reject any plan that changes the agricultural and historic nature of

.
penditure for the Welland

when
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By signing this petition, | hereby acknowledge that this

petition will become a record belonging to the

City of Welland and that all information contained in this petition will be available for viewing by the

public and may be reproduced in a

future Council Agenda.




PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland

clo City Clerk
60 East Main Street
Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:

(max-1200 characters)

. the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agncultural iands into

four community.

vailable serviced lots already exist in Welland.

lLacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact A
proximity to Lyons Creek), the proposed change in zoning is imesponsible.
[The cost of bringing the infrastructure to support the change to indusirial zoning would be an excessive expenditure for the Welland community, when

industrial lands, starting with 432 and 476 Ridge Road We are asking Councillors to reject any plan that changes the agricultural and historic nature of’

lour historic community is known for it's golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers. turtles, bullfrogs all erossing our
Klow speed chip and tar roads. We share these non sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers, agricultural
lvehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural lifestyle, not to mention the roads.

1 Tmpact A
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By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.



PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland
clo City Clerk

60 East Main Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:  (max-1200 characters)

[We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
ndustrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic nature of

four community.

[Our historic community is known for it's golden fields, Sandhill Cranes, wild turkeys, herds of deer, ofters, beavers, turtles, bullﬁ-ogs all crossing our
plow speed chip and tar roads. We share these non sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, j Joggers, agricultural
vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural Infcstyle not to mention the roads.

1 Impact

[Lacking a Needs Analysis in addition to an Agnicultural Impact Assessment, A traffic Impact A

Kproximity to Lyons Creek), the proposed change in zoning is irresponsible.
[The cost of bringing the infrastructure to support the change to industrial zoning would be an excessive expenditure for the Welland community, when

vailable serviced lots already exist in Welland.

PRINTED NAME PRINTED ADDRESS e jm% ( ‘:)_}

Jenn thesTees | 63317 Concegsien h&/o-;f./ Ty
(lwllv(-’W\CFDi Cyoxy 6 A in ':VVT-"" Z‘"’“ﬂ:“ =
Niche lle &t e 39 Seend St N\AL()

Kb Frg 37 Welle.d SI.N | W e
Colan L_[(_i e AN, X3S TN wiqer R [ ok _j/: TN
| Alenenbwol anseulnéD] Adel €
Rew wALK &R 23S APlgvinn o

Kedhvan bopgs - W Lonid e, Ple | ylmeny i

nE |( HEJVES | PEPATREE PF /ﬁjé“\

[ e h’\v':l{-d/‘ 5 ijnl“[Jku T /X, o u"-7¢zﬁ4(

f'\'{n"i\«\h q)tdC@"‘:\ [ 2 S ‘('f(rr Lals: .—pCL‘
Lopeyle Loz 3'7351171’-’5%“;/(—"‘/5%'! — N - ﬁ
Reinv PO LD*MsSUINTSR T Saw ¢ %def W AR

) ¥ A {(_,‘ &_;..\,‘.IL‘,. J “ QK i :J :-, :"m ullfr,
~ L . . : "
oA (M}.clc )]Dgf-:ﬁﬂ 34- /_ZV//,

- By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.



PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland
c/o City Clerk

60 East Main Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows: ~ (max-1200 characters)

We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
industrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic
nature of our community.

Our historic community is known for its golden fields, Sandhill Cranes, wild turkeys, herds of deer, ottets, beavers, turtles, bullfrogs, all crossing
our slow-speed chip and tar roads. We share these non-sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers,
agricultural vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural lifestyle, not to mention the roads.
Lacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact A i Impact A

(proximity to Lyons Creek), the proposed change in zoning is irresponsible. ’

The cost of bringing the infrastructure to support the change to industrial zoning would be an excessive expenditure for the Welland community,
when available serviced lots already exist in Welland.
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- By signing this petition, | hereby acknowledge that this petition will become a record belonging to the

City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.
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To: The Council of the City of Welland

cl/o City Clerk
60 East Main Street
Welland, ON L3B 3X4

|/\We the undersigned, petition the Council of the City of Welland as follows:

(max-1200 characters)

[We. the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agncultural lands into
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By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.
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To: The Council of the City of Welland
c/o City Clerk

60 East Main Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:  (max-1200 characters)

‘e, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agncultural lands into
ial Jands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic nature of

community.
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By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.
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To: The Council of the City of Welland
clo City Clerk

60 East Main Street

Welland, ON L3B 3X4

|/We the undersigned, petition the Council of the City of Welland as follows:  (max-1200 characters)

ﬁghmo{mhﬁm.ﬂuﬂdeMm strongly opposed to an Official Plan that converts any Agricultural lands into
jndustrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic nature of
four community.

fOur historic community is known for it's golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullfrogs all crossing our
klow speed chip and tar roads. We share these non sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers, agricultural
vehicles and ATVs. Adding an estimated 800 cars and heavy mmwmmmmmmwmh

Lacking a Needs Analysis i addition to an Agricultural Impact Assessment, A traffic Impact A 1 Impact A

[proximity to Lyons Creek), the proposed change in zoning is irresponsible.

[The cost of bringing the infrastructure to support the change to industrial zoning would be an excessive expenditure for the Wellind community, when
available serviced lots already exist in Welland.
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. By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be repreduced in a future Council Agenda.




PRESCRIBED FORM OF PETITION ~

To: The Council of the City of Welland

c/o City Clerk
60 East Main Street
Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:

(max-1200 characters)

nature of our community.

‘We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
[industrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic

Our historic community is known for its golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullfrogs, all crossing
our slow-speed chip and tar roads. We share these non-sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers,
agricultural vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this ruml ||Eestyle, not to mention the roads.
Lacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact A

(proximity to Lyons Creek), the proposed change in zoning is irresponsible.

The cost of bringing the infrastructure to support the change to industrial zoning would be an excessive expenditure for the Welland community,
when available serviced lots already exist in Welland.
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By signing this petition, 1 hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.



PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland
c/o City Clerk

60 East Main Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows: (max-1200 characters)

We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
industrial lands, starting with 432 and 476 Ridge Road. We are asking ‘Councillors to reject any plan that changes the agricultural and historic
nature of our community.

Our historic community is known for its golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullfrogs, all crossing
our slow-speed chip and tar roads. We share these non-sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers,
agricultural vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural lifestyle, not to.mention the roads.
Licking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact A Envi | Impact A

(proximity to Lyons Creek), the proposed change in zoning is irresponsible.

The cost of bringing the infrastructure to support the change 1o industrial zoning would be an excessive expenditure for the Welland community,
when available serviced lots already exist in Welland
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To: The Coundil df the City of Welland

clo City Clerk
60 East Main Street
Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:

(max-1200 characters)

nature of our community.

Lacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact A
(proximity to Lyons Creek), the proposed change in zoning is irresponsible.
The cost of bringing the infrastructure to support the change
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+ By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.



PRESCRIBED FORM OF PETITION

To: The Council of the City of Welland
c/o City Clerk

60 East Main Street

Welland, ON L3B 3X4

|/\We the undersigned, petition the Council of the City of Welland as follows: ~ (max-1200 characters)

‘e, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into
dustrial lands, starting with 432 and 476 Ridge Road We are asking Councillors to reject any plan that changes the agricultural and historic nature of
our community.

Our historic community is known for it's golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullfrogs all crossing our
klow speed chip and tar roads. We share these non sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers, agricultural
vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural hfstyle not to mention the roads.

[Lacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact A En 1 Impact A

Eéwnmny to Lyons Creek), the proposed change in zoning is irresponsible.

& cost of bringing the infrastructure to support the change to industrial zoning would be an excessive expenditure for the Welland community, when
ailable serviced lots already exist in Welland.
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By signing this petition, | hereby acknowledge that this petition will become a record belonging to the
City of Welland and that all information contained in this petition will be available for viewing by the
public and may be reproduced in a future Council Agenda.




PRESCRIBED FORM OF PETITION

To: The Council of the City of
Welland c/o City Clerk 60 East Main
Street

Welland, ON L3B 3X4

I/We the undersigned, petition the Council of the City of Welland as follows:  (max-1200 characters)
We, the ratepayers of Cooks Mills and residents of Welland, are strongly opposed to an Official Plan that converts any Agricultural lands into

industrial lands, starting with 432 and 476 Ridge Road. We are asking Councillors to reject any plan that changes the agricultural and historic
nature of our community. -

Our historic community is known for its golden fields, Sandhill Cranes, wild turkeys, herds of deer, otters, beavers, turtles, bullfrogs, all crossing
our slow-speed chip and tar roads. We share these non-sidewalk roads with bicycles, horses, wheelchairs, strollers, dog walkers, joggers,
agricultural vehicles and ATVs. Adding an estimated 800 cars and heavy truck traffic daily will destroy this rural lifestyle, not to mention the
roads. Lacking a Needs Analysis in addition to an Agricultural Impact Assessment, A traffic Impact Assessment, Environmental Impact
Assessment (proximity ta Lyons Creek), the proposed change in zoning is irresponsible. The cost of bringing the infrastructure to support the

change to industrial zoning would be an excessive expenditure for the Welland community, when available serviced lots already exist in Welland
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By signing this petition, | hereby acknowledge that this petition will become a record belonging
to the City of Welland and that all information contained in this petition will be available for viewing by
the public and may be reproduced in a future Council Agenda.
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1. EXECETIVE SUMMARY

G-force Urban Planners have been retained to prepare a Planning Brief, requesting the
City of Welland include my CLIENTS lands within the Settlement Areas. The Client
owns lands in Welland and Port Colborne located at the intersection of EIm Street and
Fork Road in Welland. A larger portion of the lands are striding into Port Colborne

The initial discourse with the Region by my clients, revolved around talks regarding
inclusion of their lands within the settlement area boundary expansion. On Dec 01,
2021, we received a preliminary feedback email from Mr. John Federici regarding
“These sites reflect the most appropriate locations for expansion based on Provincial
policy and previously-established Regional criteria”.

In a subsequent meeting with Mr. Chris Millar on Dec 15, 2021 it was conveyed that the
Region will not be considering the subject land for potential settlement area boundary
expansion. During the meeting the current zoning designation (A1 — Regular
Agricultural) was discussed and the client was advised that the current regional process
of settlement area expansion is not adequate for our development proposal and we
need to contact local area municipality to apply for local OPA-ZBL amendment to
develop these lands as rural houses on private services (well water and septic system).

Between Dec 15, 2021 and Jan 25, 2022, we have been made aware that during the
Official Plan Review process, regional staff is now recommending the conversion of the
subject lands from “A1 —Agricultural” to “Prime Agricultural”. We have also noted that
the natural heritage boundaries have been expanded within the entire118-acre lot. This
in-itself was a very disconcerting turn of events and one that is without justification.

Under the Region of Niagara Falls Official Plan, the site was not recommended for
inclusion in the Settlement Area, despite our best efforts.

Bill 185 permits applicants to make applications to amend the Official Plan to include
lands within the settlement area.

We believe that the Provincial Policy Statement objectives regarding providing a mixed
residential type of houses for every age and need of public has been ignored.

Our proposal is to provide Estate Homes of the subject property. Estate homes are
largely lacking in the Region and the Municipality of Welland. Post Pandemic public
prefer to live on homes and lots sizes best provided by these types of homes.

| INCLUSION OF SUBJECT PROPERTY WITHIN THE SETTLEMENT AREA OF CITY OF
WELLAND



We also believe that the location of the lands within the Municipality of Welland are
most suitable for inclusion within the settlement area of the Municipality of Welland.

As such we would appeal to Council to include the lands within the Settlement area
during their OP review and designate the subject lands owned by the client (falling in
the Municipality of Welland) as Rural Residential Zone. Such a designation will facilitate
the provision of Estate homes on the said lands through the appropriate Planning
Processes available under the Ontario Planning Act. The existing houses along EIm
Street and Forks Road East are rural residences on private services. Such a
designation of rural residential zone would best fit with the existing surrounding
neighborhood in terms of the type of Services and urban design.

The following is a brief argument in support of including the subject lands within the
settlement area and designating the lands as “Rural Residential Zone”
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2. Introduction

The Region of Niagara has prepared and approved the ‘Consolidated Draft Niagara
Official Plan’. The plan defines how Niagara will use its available land to shape the
physical, economic and social development of the region over the next 30 years using
objectives and policies that Identify how and where growth will happen, help protect
Niagara's natural environment and address our changing climate, ensure Niagara has
an adequate and diverse supply of attainable housing, plan for our future infrastructure
needs and ensure they’re properly funded and create the right conditions to attract and
retain jobs in Niagara (Niagara Region, 2022)

The Plan reflects where Niagara’s community is today, and where it will be in 30 years.
The plan includes land-use policies that cover topics like Niagara's natural environment,
land needs, growth allocations, housing, transportation, urban design, employment
lands and agriculture. These variables are all interconnected, and must be considered
holistically to plan for communities that are sustainable, resilient, vibrant and thriving.
The plan includes land-use policies that cover topics like Niagara's natural environment,
land needs, growth allocations, housing, transportation, urban design, employment
lands and agriculture. These variables are all interconnected, and must be considered
holistically to plan for communities that are sustainable, resilient, vibrant and thriving.
(Niagara Region, 2022)

The Region looked at the following in determining how growth will take place within
various Municipalities under it.

1. Attainable housing: The Region looks to promote a diverse range of attainable
housing options as being essential to grow Niagara's economy. The Official Plan
acknowledges that housing prices have climbed dramatically in recent years, are
supportive of compact, efficient forms of development that includes intensification.

While the strategy is obviously derived from Provincial Policies, they fail to look at
diversity of dwelling types in its entirety. Even though affordability is a worthy goal, there
are other needs by sections of some people that are being ignored. Cities of Brampton
and other larger Municipalities have realized that there is no financial, physical, social or
spiritual equality amongst people. For some affordability is an issue, while for some the
need is to find acreages for living. Estate Homes have therefore been fully incorporated
in the local policies. Niagara has no such policies, even though they admit that densities
for them are not like other Urban Areas and that their housing type is unique.
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Under section 1.4.3 of the Provincial Policy Statement Planning authorities shall provide
for an appropriate range and mix of housing options and densities to meet projected
market-based and affordable housing needs of current and future residents of the
regional market area by: b) permitting and facilitating: 1. all housing options required to
meet the social, health, economic and well-being requirements of current and future
residents, including special needs requirements and needs arising from demographic
changes and employment opportunities. It is our opinion that our proposal to have
Estate Homes on the subject lands will meet the social, health, economic and well-being
requirements of those that have the financial wherewithal to afford it. In pursuit of
affordability and attainability the Region must accommodate this segment of people.
(Provincial Policy Statement 2020, 2020)

More Homes, More choice: Ontario’s Housing Supply Action Plan acknowledges that
every town, city and community in Ontario is unique. But no matter where you go, one
thing is the same — people are looking for housing that meets their needs and their
budget. More Homes, More Choices is about unlocking the development of all kinds of
housing. From ownership to rental housing, whether built by private developers or non-
profits (Government of Ontario, 2020)

The Growth-Plan-Greater-Golden-Horseshoe support the achievement of complete
communities that:

a. improve social equity and overall quality of life, including human health, for
people of all ages, abilities, and incomes;

b. provide a diverse range and mix of housing options, including additional
residential units and affordable housing, to accommodate people at all stages
of life, and to accommodate the needs of all household sizes and incomes;
(Places to Grow, n.d.).

The Client proposes to provide Rural Housing on the property if the lands are
designated as Rural Residential. Alternatively, if the lands are included in the expanded
Settlement area boundary in the Municipality of Welland, then, more housing types,
could be considered in that portion of the Lands.

2. Growth

According to provincial growth forecasts, Niagara will gain more than 214,000 new
residents by 2051. The objective of the Niagara Official Plan is to direct this growth to
where it makes sense. Further down we shall see that, it makes perfect sense to include
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the property falling in the Municipality of Welland within the expanded Settlement
boundary of Welland.

3._Housing density

Housing density is a measure of how many people and jobs can be accommodated in a
given area. The Region acknowledges that Niagara is not the same as in other, more
urban communities. By including the subject land, we can still achieve a form of housing
in keeping what makes Niagara unique.

4. Environmental protection

Niagara is taking a clear, streamlined, cooperative approach to conserving our natural
features. The subject lands include Environmentally Sensitive lands in a part of the
property, that falls in Port Colborne. These lands will be preserved under the strictest
policies of the province, region and the municipality.

5. Economy
Niagara's admits that it is less competitive than other communities. While they look for

solutions in providing employment lands that will help direct investment to those areas,
attracting and retaining jobs, and growing Niagara's economy, they have no provisions
providing adequate homes for that class of people who invest in those employment
lands. While they look to accommodate the workers in attainable houses, they keep
more luxurious and appropriately located home out of reach of the investors. This will
force people with economic strength moving away to more appropriate locations to live.
My client is offering to build estate homes on acreages that will suit the lifestyle of
investors and help keep people in the region and municipality.

It makes perfect sense including my client’s property within the;
1. Expanded Settlement Boundary Area and;
2. Designating the subject property under a Rural Residential Zone

In the later part of the brief, we will try to establish the factors that weigh heavily in
favour of inclusion rather than exclusion of the property with the Settlement boundary of
the Municipality of Welland.
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3. Factors Promoting Inclusion Rather Than Exclusion.
3.1. Appropriateness of Location for Inclusion
The property is
located in two
municipalities,
Welland and
Port Colborne. It
is 118 acres
with a frontage
on Fork Road
East and EIm
Road. The lands
are currently
being farmed
and the property
is currently
under lease for
5 yearsto
conduct farm
operations. A
part of the
property falls in the Municipality as shown in photograph 1. The portion of lands that
fall within the Port of
‘ Colborne is equally,
1 under farm and
<l woodlands. The location
of the site close to
existing Urban
Settlements (Welland) to
the east and the
expanded Urban
Settlement boundary to
the north makes it a very
likely candidate for
inclusion into the
settlement boundary.

Photograph 1: Location of Subject property

: DEFERRED BY
Exemption 4.4.3.13.0
i s THE REGION OF

NIAGARA

OPA#12 |
Exemption 4.5.3.9.AY

—E OPA#2 ‘I
' Exemption 4.2.3.20.C

Figure 1: The area Deferred by Region is now included in the Built-up
Boundary and Growth across the canal to the east

Exemption 4.2.3.20.D OPA#S

I"d Exemption 4.2.3.20.E
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The area
marked red
in Figure 1,
is already
proposed to
be included
in the
settlement
boundary.
Between the
included
area
(Proposed
by the
Municipality
of Welland)

Welland

3
e

Figure 2: Showing the site in Welland (Red) and the Area most desirable for inclusion in
and the the expansion of the Built-up Areas

i Urban Area Boundaries

§ Hamlets

Municipal Boundaries

& G Natural Heritage

Qre:'a most desired fgr inclusfotisin
-expansion-of-built,

e |

Municipal Limits, the area shown in Yellow in Figure 2, represents an ideal piece of
property that should be included in the Welland Settlement boundary.

4. Settlement Area Boundary Review by Region Niagara

The Niagara Region
included the site in the
initial review for
expansion on the basis
of my client request.
(Figure 3). A total of 134
locations were
considered. The initial
test was based on the
need for land by the
municipality, provincial
plans, speciality crop and
contiguous boundary.

initial expansion locations

Slide 11

134

total locations
considered

LEGEND

Settiement Area

Greenbelt Plan

Niagara Escarpment Plan

Rural Seftiement Area

Rural Area

Urban Review Location
Il Rural Settiement Location

= NIAGARA
OFFICIAL PLAN

Figure 3: Inclusion of lands initially

The Subject lands cleared the initial test and was considered in the next level of review
along with 100 other locations. Under step 2 of the review a number of evaluation
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criteria were looked at which include both urban and rural settlement criteria. The Urban
Area Evaluation criteria includes

1. Sanitary

2. Water Services
3. Transportation
4. Landuse

5. Environment
6. Aggregates

7. Agriculture

Unfortunately, the subject lands were not recommended. The entire exercise of the
initial tests and step 2 tests were just an academic exercise based on the assumption
that the Municipality of Welland had sufficient lands for infill development within the
defined built-up boundary and did not warrant further inclusion of additional lands.

Growth Forecast Consultation A Place to Grow (2020) (“Growth Plan”) establishes a
minimum population and employment forecasts for upper- and single-tier municipalities
in the Greater Golden Horseshoe. The Made-in-Niagara Forecast of 694,000 people is
slightly below the 700,000-population scenario identified by the province. The May 2021
Forecast identified a total population of 674,000 people. The additional 20,000 people
above the May 2021 forecast have been allocated to Lincoln and Welland. Lincoln’s
2051 population has been revised from 35,660 to 45,660 in the current forecast.
Welland’s 2051 population has been revised from 73,000 to 83,000. The allocation has

been provided below:

Table 1: Preliminary Municipal Growth Allocations: 2021 and 2051

Municipality Population | Population | Households | Households | Employment | Employment

2021 2051 2021 2051 2021 2051
Fort Erie 33,930 48,050 14,150 21,510 10,530 17,430
Grimsby 30,300 37,000 11,470 16,070 10,690 14,670
Lincoln 26,860 45,660 9,590 19,405 11,390 15,960
Niagara Falls 97,220 141,650 38,520 58,740 37,780 58,110
Niagara-on-the-Lake 19,970 28,900 7,910 12,500 11,800 16,960
Pelham 19,320 28,830 7,150 11,280 4,810 7,140
Port Colborne 19,250 23,230 8,210 10,500 5,910 7,550
St. Catharines 140,250 171,890 58,550 78,320 61,780 81,010
Thorold 24,440 39,690 9,230 15,660 8,530 12,080
Wainfleet 7,000 7,730 2,580 3,040 1,400 1,830
Welland 56,210 83,000 23,610 37,540 18,030 28,790
West Lincoln 16,370 38,370 5,330 14,060 4 460 10,480
Niagara Region 491,120 694,000 196,300 298,645 187,110 272,000

Table 1: Population allocation to 2051
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According to Region Niagara, forecasts for Lincoln and Welland were likely to be
achieved earlier than set out.

In Welland, the additional growth proposed is within the existing urban, built-up areas
through “intensification” growth. This kind of development supports more affordable
housing mix of townhouses and apartment units. The Region seeks to accommodate
the growth to ensure communities are more sustainable, better connected, healthy and
safe.

However, the Region is focused on providing Attainable housing for a 10,000-person
population growth with considering a mix of residential units that include Urban
Residential Estates. Even without the need for supporting services (for which there is
surplus capacity), my client still proposes to provide these units. Also, by restricting
development to infill areas within the city, the Region is contributing to inflation and high
prices for a finite number of lots. This will raise cost of lands and achieving affordability
will likely be a lost battle.

According to the Region there is no need for addition land needs to accommodate
future population and that as per the “intensification rate” Welland’s intensification rate
has risen from 60% to 75%.

This is questionable, as reality often differs from statistics. While Welland’s share of
housing growth is adjusted to 9.5% for the 2021 to 2051 period, its growth is being
attributed to a significant

Initial Allocation to Delineated Built Up Area by Housing Unit Type Using

Market Based Demand Housing Unit Types Supply of intensification
Housing Mix by Census Housing Type lands available now. Its
2021-51 Single/Semi  Row Apariment Total growth is again based on
Fort Erie - projections and available
R data on applications under
Lincoln )
Niagara Falls process. Given that these
Niagara-on-the-1 ake : are good indicators, we
Pelham cannot turn our eyes away
Port Colborne : from the need of the
f:j:;“a”“ﬁ | | people. As mentioned, time
- _ _ _ | and again, estate housing
Welland is in demand, mainly due to
West Lincoln the Pandemic. People
Niagara Region have realized that working
Table 2: Table showing Demand Based Allocations from home in a pOSSibi”ty
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and has gained favor with
Preferred Growth Option to 2051 office going staff. People would
like to stay in larger homes

Delineated Built Up Area Housing Mix of Growth, 2021 to 2051

2021 51 Single/Semi Row Apartment Total

Fort Erie 41.3%| 44 0% 14.6% 100.0% Wlth more Space for

e 25%|  295%  880%  1000% themselves. The region is
Lincoln 39.0% 25.1% 35.9% 100.0%| . ing thi t of |
Niagara Falls 41.8%) 30.2% 28.0% 100.0% !gnorllngt IS segment of people
Niagara-on the Lake 20.9% 30.4% 48.7% 100.0%| in their focused approach to
Pelham 34.3% 48.4% 17.2% 100.0%| provide affordable homes.

Port Colborne 58.6% 18.6% 22 8% 100.0%

St. Catharines 13.2% 23.3% 63.5% 100.0% .

. 25 8o e 8 6% 100.0% Table 2 prowded thg demand
TR e B 2.0% oo%| for housing type, while table 3
Welland 17.5% 33.0% 49.5% 100.0%| shows the preferred growth
West Lincoln 67.2% 10.4% 22.4% 100.0%| options for housing. We notice
Niagara Region 25.2% 29.1% 457%|  100.0%| that the Region’s approach can
Table 3: Table showing Preferred housing type options be very ambitious and

therefore removed from reality.
Most of the new construction is directed towards apartments and Row homes whereas
the market demand for this is 16.5% and 20.7% respectively. Singles and semis still are
the largest group.

According to a report by Niagara Region, in the City of Welland, is very focussed on
singles and semis and reduces the likelihood that there is reasonable development
potential for Row Housing and Apartment units.

The shift in housing mix reducing the singles/semis and increasing the apartment is
unlikely to make more room for demand in future. The City of Welland in their housing
analysis have concluded that a housing mix for the city for 2016 to 2041 as per table 3

above is not Table1l Housing stock by dwelling type, 2016
likely. A mix of - .
. Dwelling Type Number of Dwellings Percentage of Total Stock

34% singles ‘

f Single-detached 126,208 68%
and semis and Semi-detached 9,734 5%
33% eaCh Of Duplex Apartment 6,050 3%
rows and Row house 13,701 7%
apartments was Apartment 5 stories or less 19,975 11%

. Apartment over 5 stories 9,864 5%

proposed which,
) s Other 486 0%
In our opinion Is, Total 186,018 100%

again ambitious. Table 4: Historical Housing Stock
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Historically, Welland has supported Single Detached homes and by clubbing semis with
single detached dwellings, for an overall percentage of 62.8%, the Region, somehow
wants to convey that semi-detached houses are in demand in Welland. Whereas the
fact is that semi-detached have a small presence in Welland as well as the Region-only
5%. (Table 4) and it is unlikely that, the future demand for this is going to change. The
GTA is an example of how people are finding their way to remote areas to live in
Detached homes. Estate Homes represent a major housing demand.

In singles, a farm house type of estate living is completely missing, whereas we have,
according to our own study, determined that this type of housing is in high demand,
everywhere in Ontario.

This is a great

opportunity for the. fj\ B | TDE‘ %47 - Y\' -
Qlty to expgnd their | R ER
vision and include the ————jl0 {0 H O 4 ofrofl

; = [IWoowo f oolof
subject property B oo 4l ooy}
(Below) into the 0.4 O [D_ID }Eiji
proposed Built-up :ji IS L S“ﬁ: _E;%"—\\
area of the City of ] { HJ[E LEJTA
Welland and also SEE : .
designate the - !
property as Rural T

Residential in its
entirety.

N
]

Figure 4: Residential proposal on 118 acres for Urban Estate Residential

Having said this, we ,
Housing

will take a look at the
Urban Area Evaluation criteria that the Region has used to evaluate the inclusion of
properties within an expanded Built-up boundary and relate that to the subject property:
1. Waste water (Sanitary)

2. Water Services

3. Transportation

4. Landuse

5. Environment

6. Aggregates

7. Agriculture
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4.1.

Waste Water

The Welland wastewater system services the City of Welland, Town of Pelham and

the Port Robinson
area of the City of
Thorold to service
68,722 residents
and 27,380
employees. The
system is serviced
by the Welland
Wastewater
treatment Plant
with a current rated
capacity of 54.6
MLD and a peak
flow capacity of
136.2 MLD. This
capacity is
sufficient to meet
the needs of
resident till 2041.
The subject
property is likely to

Table 4.K.12

System Sewage Pumping Station Performance

= Existing 2041
Facility - 2041
Sewage Contributing Operational Deslngn Design Surplus/
Pumping Catchments Capacity Poak Wet PeskWet .. .
Station (Lis) Weather Weather (Lis)
Flow (Lis) Flow (Lis) !
Timmsdale
Sewage
Pumping Timmsdale SPS 5.0 31 32 1.8
Station (SPS)
Towpath Towpath Road
Road SPS SPS 1417 1117 1993 -57.6
Hurricane Hurricane Road
R SPS SPS 39.0 456 515 -125
F"SSSP%"“ Foss Road SPS 26.6 433 67.3 407
FeederRoad | LooderRoadSPS |  41.0 226 26.9 14.1
SPS
Seaway Seaway Heights
Heights SPS SPS 65.7 18.8 26.9 388
Ontario Road | Ontario Road SPS
SPS Dain City SPS 600.0 2506 mnz 2888
Dain City SPS Dain City SPS 940 377 70.7 233
Kelly Street SPS
Kelly Street George Street
SPS SPS 344 331 331 1.3
South Street SPS
George Street | George Street
3PS SPS 8.0 6.1 61 19
South Sureet | South Street SPS 8.1 0.0 0.0 8.1
Pagp'-sa“e Park Lane SPS 40 30 3.0 10
Dailmer Dailmer Woods
Woods SPS SPS T4 33 34 4.0
Figure 5: System Sewage Pumping Station Performance
Nigara //f Region be within the

2016 MASTER SERVICING PLAN

Fgpued K1
Exiating Wastewuier Syatem

Figure 6: Existing Wastewater Systems with Regional, Local and Private

systems

catchment area of the
Feeder Road SPS.
The 2041 design of
the peak wet weather
flows indicate that this
system has a surplus
of 14.1 L/s surplus
flows. This indicates
that if the area
mentioned in Figure 2,
including the subject
property, is included
in the built-up area, it
could have recourse
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to municipal sewer services.
Likewise, the forcemain performance is also in surplus.

4.2. Water
SerViceS Table 4.K.13 Forcemain Performance
’ Pump Existing 2041
The water systems Station  Capacity Design Design 520115|.
. Sewage Operational @25 PeakWet Peak Wet 6";?.:“."
are available to the Pumping Station Capacity —mis(Lis) Weather Weather [U's;
. . Flow (L/s) Flow (Lis)
areas immediately Timmsdale Sewaqe
north Of the site Pumping Station 5.0 196 3.1 32 164
(SPS)
through the Shoalt’s Towpath Road SPS 1417 1.021.0 111.7 199.3 8217
) ] } Hurricane Road SPS 39.0 1227 456 515 712
Drive High Lift Foss Road SPS 26.6 78.5 433 67.3 12
. . Feeder Road SPS 410 1227 226 26.9 95.8
Pumping Station. The Seaway Heights SPS 85.7 176.7 18.8 26.9 1895
desi Ontario Road SPS 600.0 706.9 2506 32 395.7
water system design Dain City SPS 94.0 122.7 377 70.7 520
; Kelly Street SPS 344 785 33.1 331 454
has an effective George Street SPS 8.0 19.6 6.1 6.1 135
i South Street SPS 8.1 196 0.0 0.0 1986
capacity of 16.4 MLD Park Lane SPS 40 19.6 30 3.0 16.6
whereas the Dailmer Woods SPS 74 196 33 34 162
maximum day Figure 7: Forcemain Performance

demand is only daily
3.3 MLD. Keeping in mind population growth and targets fixed by the Region for
growth, the expected day capacity in 2041 is 4.9 MLD. The system is therefore in
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surplus and could effectively accommodate any development taking place on the
subject property.

4.3. Transportation

The Site is conveniently located | s
on Elm Street and Fork Road
(RR23). It is connected to
Highway 406 through Hwy 58,
58A and 140. The property is also
accessible from Colborne Street.

The site is also close to the
existing Cycling Facility. The
Bikeways Master Plan also
proposes to extend bike along
Elm Street in future and along
Colborne Street. Bike lanes are
also proposed along Fork Street.
This activity goes very well with
the Estate Residential proposal
on the subject property.

Figure 9: Site showing transportation linkages

Our opinion is that Welland
needs to be an attractive place to
live. With all the infrastructure
surrounding the subject lands
and its near perfect setting to the
Bike Lanes and Highways, we
believe that the Municipality of
Welland must be given the
opportunity to expand on the
proposal for Estate Homes and, _

as a result, the Region must [ | 1 £ {\ U U
consider the Site for Designation /"-J-\ :

as Rural Residential and include
that portion of the Subject site
into the expanded Built-up
Boundary of Welland.

L4 Port Robinsen to Chippawa Route
Long Term Network

— Future Cycing Faciity

Figure 10: Bike Routes
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Even when we consider the Conceptual Transit Network, the Region proposes to
introduce Fixed-route Inter-municipal Transit that will further give access to the site.

(Figure 11).

K

# Map 4: Conceptual Transit Network

-

WEST
LINGOLN

Legend

| Roads
<(iCm Provincisl Road
i1~ Regionet Rosd
Other Road
Ackvve Rty
7 Utban fren
Harmiet
Niagara Region
Wurieipal Baundary

Transit Coneept

[ [ —
Imgrove Fixed-route Transit

[ tmprovs Trarst Connaction

@ Introduce Demand Responsive Transit

11 1 Introduce Forsd-rauts intar-municipal Transit

Improve Inter-regicnal Transit Senics to
and Fom the GTHA (G0}

B

NIRGARA-ON-THE-LAKE

Figure 11: Fixed -route Inter-municipal Transit

¥ Map 5: Conceptual Higher-Order Transit Network
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Figure 12: Higher Order Transit Network -Conceptual

The Subject Property will
also benefit from the
proposed Higher Order
Transit network as
shown in Figure 12.

Likewise, the Region has
‘Committed Projects’ that
will link Highway 58A to
Highway 406 and create
a new corridor that will
link Hamilton to the east
and the QEW to the
west. This corridor will
have impact all

surrounding lands. The subject lands will have great accessibility and potential for
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providing housing to meet provincial and regional targets.

In the interim Highway 23,
24, 20 and 58A will serve
as Trade Corridor (See
Figure 14).

From a transportation
view point, the subject
property is well connected
and must pass all
evaluation for inclusion on
this basis alone.

Figure 13: New Corridor proposed

1

Map 7: Interim Trade Corridor
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Figure 14: Interim Trade Corridors

44. Landuse
The subject lands are designated as Agriculture and Rural Areas. (Figure 15). In the

Zoning Bylaw of Welland, the property is zoned Agriculture and Environment
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Conservation Area (Partial). In Port Gity of Welland
Colborne it is zoned Agriculture and Official Plan
Environmental Protection. (Figure 15)

The Town of e

-"------

We are seeking change of designation :-ﬁﬁ. =
to Rural and Environment Protection W
(Port Colborne) and inclusion of that Ly 1| omcuurune
portion of the lands that fall in Welland in E R
the Expanded Built-up Boundary. : \
4.5. Environment, Aggregates s P comane
and Agriculture .
The Subject Property is designated and | '
zoned Agriculture and Environmental i A
. . W
Protection. Apart from that the site falls AR i
‘ g " i I“ .& 50 0 0y '-:‘}‘fﬁg{? 3
e L =
- sl bubynd
THE RDEf;gﬁFl‘fl? NBI:GARA ] Ui mmz:‘:::::;
& e
o - mmau-unir:i‘\:’:x
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|Figure 15: Landuse |

partially in the Natural Heritage System.
Most of the area under this system is due to
the environmental area in Port Colborne and
along the canal. These areas will not be violated in any future residential estate
proposal. The subject lands are free from any significant woodlands, provincially
significant wetlands, lakes and waterbodies and areas of Highly Vulnerable
Aquifers.

Figure 16: Natural Heritage Systems

Resultantly, when we look at all the points of the evaluation criteria, we can safely
conclude that the Site should be included within the Built-up area of Welland and the
entire 118 Acres of the subject property be designated Rural in the Niagara Official
Plan.
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Figure 18: Significant Woodlands

Highly Vulnerable Aquifer

Figure 19: Highly Vulnerable Aquifers
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5. Conclusion

We have had a good look at the evaluation criteria for inclusion of the subject lands
within the built-up settlement area boundary for that part that is within the City of
Welland. We believe that the site passes all the major evaluation criteria, except that it’s
current uses is Agriculture. A large part of Welland that was Greenfields have been
included in the boundary. Also, it seems pointless to leave a small sliver of land wedged
between the municipal boundary and the settlement area and not consider it for
inclusion.
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Figure 20: Small sliver of land between the Welland Municipal Boundary and the expanded Settlement Boundary

As pointed out the subject lands passed the 15t step of evaluation and despite having in
place the 2" step for evaluation, based on certain evaluation criteria, the subject lands
were not included in the proposal to bring the lands within the built-up area. That
evaluation, | believe did not happen because the Region based the land availability in
the City of Welland, on the basis of a visualized 33% division of Singles/semis, Row
Houses and Apartment buildings. Historic trends show that the City of Welland has 68%
Singles and that the Regions analysis and directions are very optimistic and more
aligned on enforcement than proper projections.

In our opinion, the City of Welland will face a shortage of land for housing and lands
within the city will become unaffordable as will the resultant attainable housing. Though
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the directions are correct in providing affordable housing, it should not be at the cost of
reduced land requirements.

Also, the Region has focused on providing low end housing but ignored the higher end
housing market. There is no mention of Estate Housing, but the region talks of being
“Unique” as ‘Densities’ have a different meaning and connotation for it. This implies that
Niagara Region has large lots and that is what makes Niagara, Niagara.

Throughout the report we have mentioned that Estate Homes are desired and in
demand. Lifestyles have changed, due to the Pandemic in part, and so has the
preferences of people. A large number of people have left the congestion of cities in
Toronto and the GTA and are moving to places like Grimsby, Niagara Falls, Welland
and other smaller towns in the Niagara Region. They are all looking for affordable larger
lots and not apartments or row houses.

In conclusion, we are of the opinion that the subject lands be included in the Settlement
area boundary and designated Rural, so that providing Estate Homes to the public
becomes a reality.

We are hopeful that the City of Welland will review the request for such an inclusion,
using the well laid out evaluation criteria.

Hope the report will go a long way in understanding the issues related to the
development of the site, its inclusion and redesignation.

Manni Chauhan, MCIP, RPP
Principal, G-force Urban Planners
Web: http://www.gforceplanners.ca/
Email: gforceplanners@gmail.com
Phone: 647-296-9175

| INCLUSION OF SUBJECT PROPERTY WITHIN THE SETTLEMENT AREA OF CITY OF

WELLAND


http://www.gforceplanners.ca/
mailto:gforceplanners@gmail.com

September 2, 2025

City of Welland

Planning and Development Services
60 East Main Street

Welland, Ontario L3B 3X4

Attention: Mr. Grant Munday, RPP, MCIP
Director of Planning and Development Services

Dear Mr. Munday,
Re: City of Welland Comprehensive Official Plan Review

Forks Road Urban Boundary Expansion Request
TBG Project Number 25322

The Biglieri Group Ltd. (“TBG”) has been retained by AD (Welland) Inc. (“Client”) to submit this request for
Settlement Area Boundary Expansion (“SABE”) for their lands in the City of Welland (the “Client Lands”),
being those lands identified within Figure 1. A meeting with City of Welland staff was held on June 27,2025
to discuss the potential forincluding the lands within the Welland Urban Area, staff advised atthat meeting
that the growth targets had increased and there may be potential to expand the boundaries through the
Official Plan Review process, and to submit a request to the City. Based on our review of the comments
that were received to date, it was determined that the area shown on Figure 1 reflected our Client’s and
the surrounding landowner’s requests based on the City’s compiled requests and comments from the
Official Plan review process.

This letter has been prepared to support the formal request for the inclusion of the Subject Lands in the
Settlement Area Boundary Expansion through the City’s Official Plan Review (“OPR”) process that is
currently being undertaken. This letter requests the Subject Lands be included in the Urban Boundary and
be designated from Agricultural and Rural Area to Designated Greenfield Area in the City of Welland Official
Plan through the current Official Plan Review process. A review of the applicable Provincial and City
policies has been provided.

To provide some history on lands within the requested expansion area, the lands shown on Figure 2 was
previously included within the City’s Urban Boundary. The Subject Lands were removed from the Urban
Boundary in 2021 in order to facilitate the North West Area Expansion. The Provincial policy framework at
that time allowed for urban area expansions of up to 40 hectares (which could include multiple expansion
requests concurrently) so long as there was no net increase in overall lands within the urban area. The
Subject Lands were subsequently removed from the City’s urban boundary as it was identified at that time
as being difficult to service and not an area of current development pressure. The removal of the Subject
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Lands from the Urban Area were subsequently appealed to the Ontario Land Tribunal where a settlement
was reached to allow for an estate lot plan of subdivision on lands to the north of the railway line.

Since the removal of the lands from the City’s Urban Boundary there has been significant growth in Dain
City with the redevelopment of the John Deere site by Empire Communities, the development of the lands
along the Welland Shipping Canal by Empire Communities, and the reconstruction of the Forks Road
Bridge. This has resulted in upgrades to servicing and transportation access to Dain City, as well as
increasing the population of Dain City.

Due to the increased development pressures in the City, and to ensure that there continue to be lands
available to accommodate the anticipated residential growth, TBG is requesting that the Subject Lands be
included in the City’s Urban Boundary.

This letter includes supplementary information in support of the proposed Urban Boundary Expansion.
Appendix A is a Residential Justification Study prepared by Parcel Economics (“Parcel”) which speaks to
projected population, jobs and housing needs. Appendix B is a Servicing Summary prepared by CF Crozier
& Associates (“Crozier”) that speaks to water supply, wastewater and sanitary capacities in Welland.

SITE DESCRIPTION AND SURROUNDING LANDS

The Subject lands are located, primarily in the area north of the municipal boundary with Port Colborne,
east side of Highway 58, south of the CN Rail Corridor, and west of the Welland Recreational Canal and
Dain City (Figure 1). One property on the south side of Forks Road and on the west side of Highway 58 has
also been included based on historic interest in being included within the urban boundary.
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Figure 1: Aerial View of the Client Lands and Subject Lands
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POLICY FRAMEWORK AND PLANNING ANALYSIS

Provincial Planning Statement (2024)

The Provincial Planning Statement (“PPS”) provides overall direction on matters of provincial interest
related to municipal planning decisions. Decisions made under the Planning Act shall be consistent with
the PPS. Policy 2.3.2 of the PPS outlines the criteria which shall be considered when evaluating
applications for Settlement Area Boundary Expansion. As such, we provide analysis outlining how the
proposed SABE request is consistent with the 2024 Provincial Planning Statement (“PPS”).

The PPS prioritizes compact and transit-supportive design, where locally appropriate, aims to optimize
use of infrastructure and public service facilities, and supports the province’s goal of building 1.5 million
homes by 2031 (Chapter 1). The PPS supports the achievement of complete communities by
accommodating a range and mix of land uses, housing options, and transportation options to meet long-
term needs (Policy 2.1.6.a).

The PPS also directs that sufficient land be made available to accommodate an appropriate range and mix
of lands uses to meet projected needs for a time horizon of at least 20 years, but not more than 30 years
(Policy 2.1.3). Settlement areas are the focus of growth and development, and planning authorities are to
support intensification and redevelopment within settlement areas to achieve complete communities
(Policies 2.3.1.1 and 2.3.1.2).

Section 2.3 of the PPS (2024) provides updated policies pertaining to SABEs stating that planning
authorities shall consider each of the following provisions as outlined in Table 1 below.

Table 1: PPS Settlement Area Boundary Expansion Criteria
2.3.2 New Settlement Ares and Conformity Analysis
Settlement Area Boundary Expansions
a) the need to designate and plan for | As per Parcel’s Residential Justification Study’s (‘Study’)
additional land to accommodate an | key findings, there is a land shortfall of 353 hectares of
appropriate range and mix of land uses; Community Area land required to accommodate growth.
The wupdated Growth Forecasts for Welland now
anticipates a 2051 population of 129,525 and 56,605
households which is significantly higher than the previous
Niagara Region Land Needs Assessment (LNA) (2022)
forecasts (population of 83,000 and 37,540 households).

Additionally, the Study states that the population and
housing trends in Welland have increased. For example,
population growth has accelerated from 0.4% (2001-2015)
to 2.3% annually (2015-2024). On the other hand, housing
starts have increased but still lag behind population
growth, contributing to a housing supply gap. Lastly, the
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demand for both ground-related and apartment housing
types has increased.

The additional 165 hectares of Subject Lands will
accommodate a diverse and growing population with a mix
of housing types. The SABE will respond to the need for
Community Areas needed to meet 2051 growth targets,
support the development of complete communities by
making sure land is available for housing, jobs and
infrastructure and lastly, respond to the increase in
migration and population growth trends.

b) if there is sufficient capacity in existing
or planned infrastructure and public
service facilities;

Per the Servicing Letter prepared by Crozier dated August
14, 2025, it identifies that there is capacity for water supply
and wastewater for the proposed Subject Lands. Although
there is currently no servicing to the Subject Sites, there is
capacity projected to be able to service this area by 2051
per the Master Servicing Plan. With regards to sanitary
pumping stations, there is currently capacity but may
require upgrades for the full Subject Lands depending on
the routing, phasing and timing of construction.

Additionally, public services within a 1.5-kilometre radius
of the Subject Lands are the following:
1. AllSaints Anglican Church
Saint Augustine Catholic Elementary School
Carrie Lynn Pinard Community Centre
Welland Flatwater Centre
Empire Sportsplex
Glenwood Park
The Rob Fulbrook Park and The Cove Splash Pad
Recreational Canal

N OAOD

With regard to active transportation, currently off-road trail
bike facilities along Colborne Street which provides
connection from Lake Ontario to Lake Erie via off-road trails
along the Welland Canal.

c) whether the applicable lands comprise
specialty crop areas;

The Subject Lands does not contain the Specialty Crop
Area.

d) the evaluation of alternative locations
which avoid prime agricultural areas and,
where avoidance is not possible, consider
reasonable alternatives on lower priority
agricultural lands in prime agricultural
areas;

The Subject Lands are designated as Agricultural System
and Rural Area in the Region of Niagara Official Plan, and
Site-Specific Policy Area in the Welland Official Plan. The
site specific policy allows for an estate plan of subdivision
on a portion of the Subject Lands. The Remaining Subject
Lands are designated as “Rural” as per Schedule B of
Welland Official Plan and permits limited residential
development, small-scale commercial or industrial uses,
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resource extraction or some agricultural uses, but not
necessarily prime farmland.

Per Ontario Agricultural Systems mapping, small portions
of Subject Lands south of Forks Road and west of Highway
58 are identified as Prime Agricultural Area and Candidate
Area.

Per the Canada Land Inventory, Subject Lands are
identified as “Class 3” where soils in this class have
moderately severe limitations that restrict the range of
crops or require special conservation practices. Further,
the limitations on production of crops have effects on one
or more of the following practices: timing and ease of
tillage, planting and harvesting, choice of crops, and
methods of conservation.

Based on this classification, they are considered to be
lower quality agricultural lands and an appropriate location
for expansion.

e) whether the new or expanded
settlement area complies with the
minimum distance separation formulae;

There appears to be one parcel on the south side of Forks
Road, adjacent to Highway 58 which has a small livestock
operation, however, the proposal will include those lands
within the new boundary. The closest livestock operation
is Sunnyside Acres Animal Sanctuary which is
approximately 1 kilometre to the west. This is a significant
distant from uses that potentially house livestock as the
agricultural operations in the surrounding area consist of
field crops. As such, there are no concerns regarding
compliance with the minimum distance separation
formulae.

f) whether impacts on the agricultural
system are avoided, or where avoidance is
not possible, minimized and mitigated to
the extent feasible as determined through
an agricultural impact assessment or
equivalent analysis, based on provincial
guidance;

Although portions of the Subject Lands are identified as
Prime Agricultural and Candidate Area, the soil conditions
ofthe lands do notyield a large variety of crops and require
special farming practices to ensure there is a sufficient
amount of harvest at the end of the farming season.

The Subject Lands are designated as “Rural” as per
Schedule B of Welland Official Plan and permits limited
residential development, small-scale commercial or
industrial uses, resource extraction or some agricultural
uses, but not necessarily prime farmland. The proposed
inclusion of the Subject Lands in the Urban Boundary is
appropriate.
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g) the new or expanded settlement area
provides for the phased progression of
urban development.

The expansion of the Welland Settlement Boundary to
include these lands would re-establish the pre-2021 urban
boundary, as well as include additional lands. The Subject
Lands represent a logical extension to Dain City, which has
seen substantial development pressures. The proposed
SABE supports phased progression of the urban
development by providing a logical and orderly extension of
the existing urban boundary. Dain City, directly east of the
proposed SABE, has been developed as low-density
residential dwelling. The proposed expansion area is
adjacent to the existing settlement area to the east. As
such, no “leap frogging” would occur.

The Subject Lands can be efficiently integrated into the
urban  structure through existing and planned
infrastructure such as municipal servicing (water, sanitary,
storm) and transportation networks.

As noted above, the proposed SABE will accommodate the
municipality’s forecasted population and employment
growth. Once these lands are included within settlement
area boundary, no development can occur until a
Secondary Plan setting out the appropriate land uses,
densities, road networks, and parklands have been
prepared. The Secondary Plan process will also set out
phasing for constructing and servicing.

Lastly, the previously approved North West Expansion Area
lands are undergoing Plans of Subdivision and servicing
plans are being completed. The rate at which these lands
are progressing indicates a need for the City to ensure that
they have an adequate supply of development ready lands.

Itis our professional opinion that the SABE request conforms to the criteria as set out in the PPS (2024).

The City initiated their Official Plan Review (“OPR”) in 2021 to align their updated plan with the anticipated
timing of the approval of the Region of Niagara's Official Plan. With the approval of the Region’s Official

Planin late 2022, the changes to Provincial policy (PPS 2024), and the loss of Regional planning authority,

the City’s process for Official Plan review is still ongoing. With all of theses changes from the provincial

level, it is understood that the City’s process is now in Phase 3 of the OPR process.

Section 3.5.2 of the Draft Welland Official Plan (Draft OP) (2024) allows for Settlement Area Boundary
Expansion of 40 Hectares or less outside of a Municipal Comprehensive Review of the Official Plan,

undertaken every ten (10) years. This policy was consistent with those in the Growth Plan (2020), Policy
2.2.8.6, which provided this direction, as well as the 2020 PPS. The enactment of PPS 2024 replaced

Toronto, ON M1N 1V3 Hamilton, ON L8R 4W7 thebiglierigroup.com
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policiesin the PPS 2020 and the Growth Plan, resulting in the Growth Plan being repealed. With the Growth
Plan no longer in place, the policy regarding the maximum expansion area is no longer in effect. It is
anticipated that as part of this conformity exercise that the City is undertaking that the policy restricting
urban boundary expansions will no longer be included.

TBG has reviewed Draft OP’s criteria in comparison to Subject Lands, see Table 2 below. This analysis
demonstrates that the Subject Lands meets all criteria and should be considered by City of Welland to be
included in the Urban Boundary.

Table 2: Welland Official Plan SABE criteria

3.5.2 Settlement Area Boundary Conformity Analysis

Expansion of 40 Hectares or Fewer

i. The lands that are added will be planned | The City’s draft policies require that new greenfield
to achieve at least the minimum density | development achieve a density of 50 persons and jobs per
target of the Designated Greenfield Areas | hectare. The development of the subject lands will
and. or Employment Areas set by the | achieve this minimum density. Itis also anticipated that
Region; a Secondary Plan process will be required which will
further implement the minimum density requirements.

ii. There is sufficient capacity in existing or | Per the Servicing Letter prepared by Crozier dated August
planned infrastructure and public service | 14, 2025, it identifies that there is capacity for water
facilities; supply and wastewater for the proposed Subject Lands.
Although there is currently no servicing to the Subject
Sites, there is capacity projected to be able to service this
area to 2051 per the Master Servicing Plan. There are
optionsregarding where the servicing connections can be
made, but those options will be addressed through the
detailed designed process. Itis anticipated thatthere are
upgrades to the system required, depending on the
ultimate option chosen, however, those upgrades would
be required without the development of the Subject
Lands. The upgrades to the existing City infrastructure are
required regardless if the development of these lands
proceed.

Additionally, public services within a 1.5-kilometre radius
of the Subject Lands are the following:

All Saints Anglican Church

Saint Augustine Catholic Elementary School
Carrie Lynn Pinard Community Centre
Welland Flatwater Centre

Empire Sportsplex

Glenwood Park

R
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7. The Rob Fulbrook Park and The Cove Splash Pad
8. Recreational Canal

With regard to active transportation, currently off-road
trail bike facilities along Colborne Street which provides a
connection from Lake Ontario to Lake Erie via off-road
trails along the Welland Canal.

iii. The infrastructure and public service
facilities needed would be financially
viable over the full life cycle of these
assets;

The expansion to allow for residential uses to this area will
require the expansion of municipal services to the Subject
Lands. This will result in an increase in the amount of
municipalinfrastructure within the City. The intentis that
these lands will meet a minimum of 50 units and jobs per
hectare, which willincrease the tax base within the City in
order to support the expansion of services. The proposed
expansion area will not result in improvements to the end
of pipe services which were not already planned through
the City and Region’s Master Servicing Plan.

iv. The proposed expansion, including the
associated water, wastewater and
stormwater servicing, would be planned
and demonstrated to avoid, or if
avoidance is not possible, minimize and
mitigate any potential negative impacts on
watershed conditions and the water
resource system, including the quality and
quantity of water;

The proposed SABE is not anticipated to have negative
impacts on watershed conditions. All required
hydrological, hydrogeological, and environmental studies
will be undertaken as part of any future development
applications.

v. Key hydrologic areas and the Natural
Heritage System for the Growth Plan
should be avoided where possible;

Growth Planis no longer in effect. The proposed SABE will
ensure no negative impacts to the key hydrologic areas
and the Natural Heritage System. Environmental studies
will be undertaken to ensure that the key natural features
and hydrologic features on the Subject lands are
appropriately protected.

vi. Prime agricultural areas should be
avoided where possible. To support the
Agricultural System, alternative locations
across the upper- or single-tier
municipality will be evaluated, prioritized
and determined based on avoiding,
minimizing and mitigating the impact on
the Agricultural System and in accordance
with the following:
a. reasonable alternatives that avoid
prime agricultural areas are
evaluated; and

The Subject Lands are designated as Agricultural System
and Rural Area in the Region of Niagara Official Plan, and
Site-Specific Policy Area in the Welland Official Plan and
allows for an estate plan of subdivision on a portion of the
lands. The Remaining Subject Lands are designated as
“Rural” as per Schedule B of Welland Official Plan and
permits limited residential development, small-scale
commercial or industrial uses, resource extraction or
some agricultural uses, but not necessarily prime
farmland.

Per Ontario Agricultural Systems mapping, small portions
of Subject Lands south of Forks Road and west of
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b. Where prime agricultural areas
cannot be avoided, lower priority
agricultural lands are used;

Highway 58 are identified as Prime Agricultural Area and
Candidate Area.

Per the Canada Land Inventory, Subject Lands are
identified as “Class 3” where soils in this class have
moderately severe limitations that restrict the range of
crops or require special conservation practices. Further,
the limitations on production of crops have effects on one
or more of the following practices: timing and ease of
tillage, planting and harvesting, choice of crops, and
methods of conservation.

vii. The settlement area to be expanded is
in compliance with the minimum distance
separation formulae;

There appears to be one parcel on the south side of Forks
Road, adjacent to Highway 58 which has a small livestock
operation, however, the proposal willinclude those lands
within the new boundary. The closest livestock operation
is Sunnyside Acres Animal Sanctuary which is
approximately 1 kilometre to the west. Thisis a significant
distant from uses that potentially house livestock as the
agricultural operations in the surrounding area consist of
field crops. As such, there are no concerns regarding
compliance with the minimum distance separation
formulae.

viii. Any adverse impacts on the agri-food
network, including agricultural
operations, from expanding settlement
areas would be avoided, or if avoidance is
not possible, minimized and mitigated as
determinedthrough an agriculturalimpact
assessment;

As noted above, the soil conditions of the Subject Lands
have moderately severe limitations that restrict the range
of crops or require special conservation practices. The
proposed SABE should not have a negative impact on the
agri-food network and agricultural operations. An
agricultural impact assessment can be completed
through the development application process should the
City deem one necessary.

ix. The policies of Sections 2 (Wise Use
and Management of Resources) and 3
(Protecting Public Health and Safety) of
the PPS are applied;

The proposed SABE request will conform to Section 4
(Wise Use and Management of Resources) and Section 5
(Protecting Public Health and Safety) of the PPS 2024.
Through a future Secondary Planning process, a full
environmental review of the Subject Lands will be
undertaken to identify constraints and implement
appropriate buffers.

X. The settlement area is serviced by
municipal water and wastewater systems
and there is  sufficient reserve
infrastructure capacity to service the
lands; and

Per the Servicing Letter prepared by Crozier dated August
14, 2025, there is capacity within the existing
infrastructure in the City of Welland and the City of Port
Colborne to accommodate the development of the
subject lands. There are long term upgrades required to
the Welland Wastewater Treatment Facility, however,
these upgrades are planned and are part of the Region’s
Master Servicing Plan. It is anticipated that these
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upgrades will be required prior to 2051. Detailed designs
regarding servicing connections, designs, and any
required upgrades will be undertaken through the
Secondary Planning process when master servicing plans
are undertaken.

Xi. The additional lands and associated
forecasted growth will be fully accounted
for in the land needs assessment
associated with the next municipal
comprehensive review.

The City, to our understanding, has not completed a
formal land needs assessment as part of their OPR,
however, has identified growth projections that are higher
than those in the Niagara’ Region’s land needs
assessment. The higher population target identified by
the City, it is assumed, is based on higher growth to
Welland in the past five (5) years. The City’s growth
projections better reflect the growth pressures that the
City has felt.

CONCLUSION

This Settlement Area Boundary Expansion request is in keeping with the criteria as outlined in the PPS
(2024). Inclusion of the Subject Lands within the Welland Settlement Area Boundary represents good

planning for the following reasons:

» ltis located immediately adjacent to the Urban Boundary;

» It is also located adjacent and in close proximity to the existing municipal services and

infrastructure that serves the surrounding area;

» The inclusion of the Subject Lands as part of the Settlement Area Boundary Expansion would

provide a contiguous Urban Area by means of an orderly and logical expansion; and,

» The Settlement Area Boundary Expansion will contribute to Welland’s population projections to

2051 through sequential development of the Welland Urban Area.

For all the foregoing reasons, it is our professional opinion that the Settlement Area Boundary Expansion

is appropriate and desirable, represents good planning, and warrants the support of staff and of Council.

Respectfully,

THE BIGLIERI GROUP LTD.

Rachelle Larocque, RPP, MCIP
Partner

ccC. AD (Welland) Inc.
CF Crozier Consulting
Parcel Economics

Merve Kolcak, RPP, MCIP
Planner

Toronto, ON M1N 1V3 Hamilton, ON L8R 4W7 thebiglierigroup.com
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info@parceleconomics.com

Parcel

250 University Avenue, #217, Toronto, Ontario, M5H 3E5

Rachelle Larocque August 1, 2025
The Biglieri Group

RE: City of Welland - Residential Justification Study

Parcel Economics Inc. (“Parcel”) is pleased to provide the following Residential Justification Study to determine the
need for a settlement area boundary expansion in the city of Welland (the “city”) to accommodate the revised 2051
target of approximately 129,525 persons and 56,605 households, which is identified in an Official Plan Update
Public Open House held on September 19, 2024. These revised targets are 46,525 person and 19,155 households
higher than forecasts contained in the Niagara Official Plan 2051 Land Needs Assessment, June 2022 (the “Niagara
Region LNA").

Based on our review, the City of Welland has not completed a revised Land Needs Assessment to determine if
there is sufficient land within the current settlement area boundary to accommodate these higher population and
household growth forecasts. Parcel has compared the higher household growth forecasts to land supply
information contained in the Niagara Region LNA and identified the need to expand the settlement area
boundary in Welland to accommodate an additional 353 hectares of Community Area lands.

This land need in Welland supports the inclusion of lands bordered by Townline Tunnel Road in the north, extend
south of Forks Road East in the south, Highway 58 in the west, and the canal in the east. These lands—hereafter
referred to as the subject lands—are shown in Figure 1 and represent approximately 165 hectares of developable
land.

Sincerely,

Parcel

Parcel Economics Inc.

Craig Ferguson

Principal



Parcel

Parcel has been retained by AD (Welland) Inc. (the “landowner”), which owns a portion of lands located in the area
identified as the subject lands. As shown in Figure 1, the subject lands are immediately adjacent to the settlement

area boundary in the City of Welland.

Figure 1
Location of Subject Lands
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Source: Parcel.
The subject lands were previously added to the settlement area boundary of the City of Welland through Official

Plan Amendment No. 67, which was passed by City of Welland Council on November 22", 1988. In 2021, the City

removed the subject lands from the settlement area boundary to facilitate the addition of lands located in the

City of Welland - Residential Justification Study 2
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northwest corner of the city. The subject lands are now identified as Deferred by the Region of Niagara in Schedule
A of the City of Welland Official Plan, Consolidation November 4, 2019.

The City of Welland is currently undertaking an Official Plan Update. As part of that update, they have identified
population and household growth forecasts that exceed forecasts identified for the city as part of the Niagara
Region LNA. As the City of Welland has prepared population and household growth forecasts that exceed the
forecasts that were contained in the Niagara Region LNA, Parcel has prepared an analysis to determine if additional

lands are required within the settlement area boundary to accommodate these higher growth forecasts.

Provincial Planning Statement, 2024

The Provincial Planning Statement (“PPS"), 2024 is issued under the authority of Section 3 of the Planning Act and is

the primary provincial land use planning policy document, applying across Ontario.

In determining the need to designate or plan for land to accommodate growth, Section 2.1 Planning for People and
Homes, provides guidance on the population and employment forecasts that shall be used in planning for growth,
where it states:

1. As informed by provincial guidance, planning authorities shall base population and employment
growth forecasts on Ontario Population Projections published by the Ministry of Finance and may

modify projections, as appropriate.

2. Notwithstanding policy 2.1.1, municipalities may continue to forecast growth using population
and employment forecasts previously issued by the Province for the purposes of land use

planning.

3. At the time of creating a new official plan and each official plan update, sufficient land shall be
made available to accommodate an appropriate range and mix of land uses to meet projected
needs for a time horizon of at least 20 years, but not more than 30 years, informed by provincial
guidance. Planning for infrastructure, public service facilities, strategic growth areas and

employment areas may extend beyond this time horizon.

Where the Minister of Municipal Affairs and Housing has made a zoning order, the resulting

development potential shall be in addition to projected needs over the planning horizon

City of Welland - Residential Justification Study 3
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established in the official plan. At the time of the municipality’s next official plan update, this

additional growth shall be incorporated into the official plan and related infrastructure plans.

As noted in Section 2.1.1., municipalities shall now base population growth forecasts on the forecasts prepared by
the Ontario Ministry of Finance. As it relates to Official Plan Population Updates, the Technical Briefing, Protecting
Ontario by Building Faster and Smarter Act, 2025, (the “Technical Briefing”) issued by the Ontario Ministry of
Municipal Affairs and Housing ("MMAH") on May 12, 2025, states that MMAH will:

Require those municipalities to update their plans to align with the Ministry of Finance’s October 2024

population forecast, or approved upper tier forecasts, whichever is higher. (emphasis added)

Based on this provincial guidance contained in the Technical Briefing, in preparing this Residential Justification
Study, we have reviewed the Ontario Ministry of Finance forecasts from October 2024 that are available for every

Census Division in Ontario.

As it relates to intensification and density targets, Section 2.3 Settlement Area and Settlement Area Boundary

Expansions states:

3. Planning authorities shall support general intensification and redevelopment to support the
achievement of complete communities, including by planning for a range and mix of housing
options and prioritizing planning and investment in the necessary infrastructure and public service

facilities.

4. Planning authorities shall establish and implement minimum targets for intensification and

redevelopment within built-up areas, based on local conditions.

5. Planning authorities are encouraged to establish density targets for designated growth areas,
based on local conditions. Large and fast-growing municipalities are encouraged to plan for a

target of 50 residents and jobs per gross hectare in designated growth areas.

The PPS, 2024 does not identify a minimum intensification target. As noted in Policy 2.3.1.5 of the PPS, 2024, large
and fast-growing municipalities are encouraged to plan for a density target of 50 residents and jobs per hectare

across the designated growth area. However, Welland is not identified as a large and fast-growing municipality in
Schedule 1 of the PPS, 2024.

As it relates to Settlement Area Boundary Expansions, Section 2.3.2 states:

City of Welland - Residential Justification Study 4
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1. In identifying a new settlement area or allowing a settlement area boundary expansion, planning

authorities shall consider the following:

a) the need to designate and plan for additional land to accommodate an appropriate range

and mix of land uses;
b) ifthere is sufficient capacity in existing or planned infrastructure and public service facilities;
c) whether the applicable lands comprise specialty crop areas;

d) the evaluation of alternative locations which avoid prime agricultural areas and, where
avoidance is not possible, consider reasonable alternatives on lower priority agricultural

lands in prime agricultural areas;

e) whether the new or expanded settlement area complies with the minimum distance

separation formulae;

f) whether impacts on the agricultural system are avoided, or where avoidance is not possible,
minimized and mitigated to the extent feasible as determined through an agricultural impact

assessment or equivalent analysis, based on provincial guidance; and

g) the new or expanded settlement area provides for the phased progression of urban

development.

The purpose of this Residential Justification Study is to satisfy Policy 2.3.2.1.a) by determining if there is a need to

designate additional land to accommodate an appropriate range and mix of land uses.

Niagara Region Land Needs Assessment

As part of the Niagara Region Municipal Comprehensive Review (“MCR") a land needs assessment was prepared to
allocate population and employment forecasts contained in Schedule 3 of A Place to Grow: Growth Plan for the
Greater Golden Horseshoe (the "Growth Plan”) to the lower tier municipalities, including the City of Welland. The
first land needs assessment was released in May 2021 and revised several times, with the final Niagara Region LNA
released in June 2022. As part of the Niagara Region LNA, the city of Welland was allocated a target of 27,250
additional persons and 13,880 additional households between 2021 and 2051. The Niagara Region LNA also
identified a 75% intensification target for Welland and a capacity to accommodate 5,705 persons and jobs on

vacant lands within the Designated Greenfield Area ("DGA"). As part of this Residential Justification Study, Parcel
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has not confirmed if this intensification rate could be achieved or the capacity of the vacant DGA in Welland.
However, for the purpose of this submission, we have relied on the intensification target and DGA capacity outlined

in the Niagara Region LNA.

Based on the household growth forecasts and the 75% intensification target, the Niagara Region LNA identified the
need to accommodate 6,210 persons and jobs within the vacant DGA of Welland. Table 13 of the Niagara Region
LNA identified a capacity to accommodate 5,705 persons and jobs within the 115 hectares of vacant DGA lands, or
50 persons and jobs per hectare. This results in a shortfall of 505 persons and jobs that should have resulted in a
settlement area boundary expansion. Rather than expand the settlement area by 10.1 hectares accommodate this
growth, Niagara Region assumed that all 6,210 persons and jobs would be accommodated on the 115 hectares of

vacant DGA lands in Welland, resulting in a density of 54 persons and jobs per hectare.

In preparing this Residential Justification Study, we have reviewed recent population growth trends in Niagara
Region and the City of Welland to determine if there have been any recent changes that could impact future growth

and land needs in comparison to the Niagara Region LNA.
Migration

In recent years, the most significant change to population growth rates relate to recent rates of immigration to
Canada and the Federal immigration targets, both of which have increased substantially since the forecasts in the
Schedule 3 of A Place to Grow: Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) were completed
in 2020. Higher rates of immigration resulted in Canada experiencing unprecedented population growth. In the 19
years prior to the preparation of the population forecasts contained in the Growth Plan, Canada welcomed
approximately 261,000 international immigrants per year. The level of international immigration increased to
387,000 new residents annually between 2020 and 2024, and has been even more pronounced since 2022 at an

average of 475,000 new immigrants per year.
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Figure 2
International Immigration to Canada, 2004-2027
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Source: Parcel, based on Statistics Canada (green) and Federal immigration targets (blue)

On October 24, 2024, the Federal Government revised international immigration targets for Canada to the year
2027.1n 2025, the Federal Government is targeting immigration of 395,000 persons, declining to 380,000
immigrants in 2026 and 365,000 immigrants in 2027. These revised targets are lower than previous targets released
by the Federal Government in 2023, which targeted 500,000 immigrants per year. Despite the decline, these

targets remain higher than levels of immigration achieved prior to the COVID-19 pandemic.

Increased migration to Canada is being felt in Niagara Region. While the number of non-permanent residents
moving to Niagara Region increased substantially in 2017 (asides from the dip experienced in 2020/2021 likely due
to international travel restrictions stemming from the COVID-19 pandemic), Figure 3 shows that this number has
remained elevated. It also shows that net intra-provincial migration, which is people moving to Niagara Region from

elsewhere in Ontario, remains considerably higher than past trends, which will drive demand for housing.
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Figure 3
Niagara Region, Net Migration, 2001-2024
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Source: Parcel, based on Statistics Canada

When it comes to net intra-provincial migration, there is a very clear trend of people moving to the region from the
Greater Toronto & Hamilton Area ("GTHA") (refer to Figure 4). This includes Peel (+1,838 persons per year),
Hamilton (+1,444 persons per year), Halton (+1,092 persons per year), Toronto (+1,000 persons per year), York
(+309 persons per year), and Durham (+213 persons per year). These new residents are likely attracted by the
quality of life afforded by Niagara Region, as well as the opportunity to purchase ground-related housing that is
more attainable in other parts of the GTHA. Therefore, it will be important for Niagara Region to maintain an
adequate supply of ground-related housing if it wants to continue attracting migrants from elsewhere in Ontario to

support its growing economy.
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Figure 4
Average Annual Net Migration (Persons) to Niagara Region, 2017-2022
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Source: Parcel based on Statistics Canada Tax Filer Migration data.

Population Growth

Recent migration trends have resulted in elevated population growth across Niagara Region since 2015. As shown
in Figure 6, between 2001 and 2015, the population in Niagara Region grew by an average of nearly 1,972 persons
per year. Since 2015, average annual population growth has been nearly five-times higher (9,396 persons per year)

than rates experienced between 2001 and 2015.

Figure 5 also shows the share of population growth occurring in the City of Welland. Between 2001 and 2015,

Welland accounted for 10% of population growth in the Region. This has increased to Welland accounting for 13%
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of population growth in the Region between 2015 and 2024. Therefore, not only has population growth to
Niagara Region accelerated, but a larger share of the population is locating in Welland.

Figure 5
Niagara Region and City of Welland, Annual Population Growth, 2001-2024
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Source: Parcel, based on Statistics Canada

The population growth trends in Niagara Region mirror trends occurring in the City of Welland. As shown in Figure
6, the population in the city grew at an average annual rate of 0.4 per cent per year between 2001 and 2015.
However, since 2015 population growth has accelerated to 2.3 per cent per year, on average. To put this in context,
between 2001 and 2015 the city added an average of 197 new residents per year. This increased to an average of
1,197 new residents per year between 2015 and 2024, or 6-times higher than previous growth trends-a trend which
is more pronounced than that experienced region-wide.
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Figure 6
City of Welland, Total Population, 2001-2024
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While population growth has accelerated in recent years, the level of housing construction has not kept pace.
Based on housing starts information from the Canada Mortgage and Housing Corporation (“CMHC"), on average,
there were approximately 160 housing starts in Welland between 2001 and 2015. This jumped to an average of 363
housing starts per year since 2015, which is 2.3-times higher. The number of housing starts was even greater during

the past four years, when there was an average of 526 starts per year or 3.3-times higher than the pre-2015 rate.

However, during this 2015 to 2024 period, population growth was six-times higher than growth experienced prior
to 2015. This trend is evident in Figure 7. Between 2001 and 2015 population growth (the green bars) was in line
with housing starts (the blue line). Since 2015, population growth has significantly outpaced housing construction

activity, leading to a housing crisis in Welland.

City of Welland - Residential Justification Study 11



Parcel

Figure 7
City of Welland, Population Growth & Housing Starts, 2001-2024
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Source: Parcel, based on Statistics Canada and CMHC

In terms of demand for housing by unit type, the number of ground-related housing starts (single-detached, semi-
detached and row units) has increased since 2015. Between 2001 and 2015, the City averaged approximately 150
ground-related housing starts per year. This doubled to over 300 ground-related housing starts per year since

2016. This demonstrates continued demand for ground-related housing in the City. Figure 8 also shows there has

been increased demand for apartment units in the City, which averaged 100 unit starts per year since 2015.
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Figure 8
City of Welland Housing Starts by Dwelling Type
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Source: Parcel based on CMHC.

In forecasting population and household growth in Niagara Region, we have relied on the Fall 2024 Ontario
Population Projections prepared by the Ontario Ministry of Finance, based on Section 2.1.1 of the PPS, 2024 and
recent direction from MMAH in the Technical Briefing for Bill 17.

Ministry of Finance Population Forecasts & Methodology

The Ontario Ministry of Finance prepares population forecasts for the province and each of the 49 Census Divisions

annually. These forecasts are based on the most up-to-date trends and historical data. The Ontario Ministry of
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Finance uses a cohort-component methodology that provides projections of births, deaths, and five migration
components (immigration, emigration, net change in non-permanent residents, interprovincial in-migration and

out-migration, and intra-provincial in- and out-migration).

The immigration levels used in preparing the Ontario Ministry of Finance forecasts are based on federal
government policy. The significant increase in federal immigration targets since 2020 has had an impact on
population growth in the province and Niagara Region. While the federal immigration targets were recently
adjusted for 2025 and over the near-term to 2027, with the intent of stabilizing national immigration policies, they

are still above immigration levels seen historically.
Ontario Ministry of Finance Forecasts for Niagara Region

The recent increase in migration to Canada and appeal of Niagara Region has resulted in the Ontario Ministry of

Finance revising their population forecasts for the region.

The most recent Ministry of Finance population projections were prepared in Fall 2024 and forecast a population of
approximately 723,000 persons in Niagara Region by 2051. This is approximately 49,000 persons more than the
Schedule 3 Growth Plan population forecasts prepared by Hemson Consulting, which were used to prepare the
2022 Niagara Region LNA.

Recognizing significant additional population growth anticipated in Niagara Region to 2051, as well as recent
population growth trends, Welland will need to accommodate more population growth than previously anticipated.
This will necessitate additional housing in the City of Welland, well beyond what is considered as part of the

Niagara Region LNA.

City of Welland - Residential Justification Study 14



Parcel

Figure 9
Niagara Region, Population Forecast to 2046 and 2051
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Source: Based on Ontario Ministry of Finance Annual Population Projections (Fall 2024) and the Greater Golden Horseshoe: Growth Forecasts to
2051 (Aug 2020) by Hemson Consulting Ltd.

Welland is now in the process of updating their Official Plan (“Welland Draft OP”), including updates to the
potential population, housing and jobs that could be accommodated in the city to 2051. As part of the Official Plan
Review, the City retained SGL Planning and Design Inc. (“SGL") to update the Official Plan. At a Public Open House
on September 19, 2024, SGL prepared a presentation that identified the city growing to approximately 129,525
persons and 56,605 households by 2051. This represents growth of 73,775 persons and 33,035 households
between 2021 and 2051 and is significantly higher than forecasts contained in the Niagara Region LNA, as shown in
Figure 11.

The forecasts presented at the Public Open House build upon more recent forecasts contained in the City of
Welland 2022 Development Charges Background Study & By-Law(s), Final Report, August 2, 2022 (the “2022 DC
Study”). The population and household growth forecasts contained in the 2022 DC Study take into consideration

accelerated population growth in the city of Welland, as summarized in this Residential Justification Study.

As shown, the population and household growth forecasts identified in the Public Open House are more than
double the forecasts identified in the Niagara Region LNA. Despite the significant increase in growth anticipated
in Welland, an updated land needs assessment has not been prepared by the City to determine if the existing

supply of lands within the settlement area boundary is sufficient to accommodate this growth.
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Recognizing that an updated land needs assessment has not been prepared as part of the Welland Official Plan
Update, Parcel has determined the sufficiency of land supply in Welland to accommodate growth identified in the

September 2024 Public Open House, as summarized in the following section.

Figure 10
Welland 2021 to 2051 Population and Household Growth Forecasts
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September 2024 Public Open House 73,775 persons

13,880
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Source: Parcel based on Niagara Region 2022 LNA and September 2024 Public Open House.

The starting point for the land needs assessment has been the household growth forecast identified in the
September 2024 Public Open House, which assumes an additional 33,035 households in Welland between 2021
and 2051.

In determining a potential unit mix, we have initially relied on the forecast housing mix identified in the 2022 DC

Study, which includes approximately 40% single/semi-detached, 23.5% row, 30.5% apartment and 6% accessory
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units. This results in demand for approximately 13,250 single/semi-detached units, 7,776 row units, 10,069

apartment units and 1,942 accessory units, as shown in Figure 12.

Utilizing the 75% intensification rate identified in the Niagara Region LNA, Welland would need to accommodate
24,776 additional housing units in its Built-up Area ("BUA"). This is more than double the number of households
forecast for the BUA in Welland as part of the Niagara Region LNA. While the Niagara Region LNA has not
demonstrated that this level of intensification can be achieved, Parcel has relied on this assumption to determine
the number of units that would be required in the BUA in light of updated forecasts prepared for the Welland Draft
OP.

To achieve a 75% intensification target a policy-based shift is necessary, as there is a fixed supply of 2,920
single/semi-detached units and 3,330 row units in the BUA of Welland. As shown in Figure 12, to achieve the 75%
intensification target, the city would need to accommodate an additional 16,584 apartment units within the BUA,

with a corresponding decrease in single/semi-detached units and row units.

Figure 11
2021-2051 Household Growth by Unit Type, City of Welland
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Source: Parcel based on Niagara Region LNA and 2022 DC Study.
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As detailed in Figure 13, utilizing the policy-based household growth forecasts by dwelling type, the DGA would
need to accommodate 8,094 additional dwelling units. This is approximately 4,600 units more than the estimate
included in the Niagara Region LNA. It is also important to highlight that this could be higher if the city is not able to
meet its intensification target of 75%.

Figure 12
Welland Household Growth by Policy Area, 2021-2051

Single/
Semi Row Apartment Accessory Total
Household Growth (Policy-Based Shift) 9,157 5,352 16,584 1,942 33,035
Share 28% 16% 50% 6% 100%
Built-Up Area Growth 2,920 3,330 16,584 1,942 24,776
Share 75.0%
Rural Area Growth 165 0 0 0 165
Share 0.5%
\Designated Greenfield Area 6,072 2,022 0 0 8,094 |
Share 24.5%

Source: Parcel.

Consistent with the approach in the Niagara Region LNA, Parcel has then calculated the number of persons and
jobs to be added in the DGA over the forecast period to 2051. Additional population has been calculated using
Person Per Unit ("PPU") assumptions from the 2022 DC Study, adjusted for net undercoverage. Consistent with the
Niagara Region LNA, jobs within the DGA are calculated on the basis that there will be one additional job for every
eight additional persons. Based on this approach, it is estimated that the DGA in Welland will accommodate

approximately 23,350 persons and jobs by 2051, as summarized in Figure 14.

As summarized earlier, based on the Niagara Region LNA, the vacant DGA in Welland only has capacity to
accommodate 5,705 persons and jobs. This results in a shortfall of 17,663 persons and jobs that would need to be

accommodated through a settlement area boundary expansion.

In determining land needs in Welland, we have relied on a DGA density of 50 persons and jobs per hectare, which
is consistent with density identified in Policy 2.2.2.23 of the Niagara Official Plan, May 2024 Consolidation, as well as
the density target in the PPS, 2024 for large and fast growing municipalities. Based on a density target of 50

persons and jobs per hectare, this amounts to the need to expand the Welland settlement area boundary to
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accommodate an additional 353.3 gross hectares of Community Area land. To put this land need in context, the

subject lands represent approximately 165 hectares of developable land, or less than 50% of land needs to 2051.

Figure 13
Welland DGA Land Needs Analysis to 2051

Single/ Semi Row Apartment Accessory Total

DGA Housing Need 6,072 2,022 - - 8,094
Persons in DGA 16,009 4,762 - - 20,771
Jobs in DGA 2,596
[Total Persons & Jobs (DGA) 23,368 |
DGA Capacity (persons & jobs) 5,705
DGA Shortfall (persons & jobs) -17,663
DGA Density (persons & jobs per ha) 50
|Land Needs (ha) 353.3 |

Source: Parcel.

The 165-hectare subject lands will contribute new housing and be supportive of anticipated population growth
across Welland to 2051. The subject lands will help address the forecast shortfall of 353 hectares in the city, helping

provide additional opportunities for population and job growth across the municipality and region.

The subject lands are located on lands that are well positioned for residential development, particularly as they
were previously included within the city's settlement area boundary. They provide a substantial and unique
opportunity for the municipality to prepare for and support heightened population, housing and job growth
forecasts for the city to 2051.

The City of Welland has an opportunity to address and respond to the forecast shortfall in land need by including

the subject lands within the settlement area boundary of the municipality as part of the Official Plan update.
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DATE: AUGUST 14, 2025
PROJECT NO: 2939-7529
The Biglieri Group
2472 Kingston Road
Toronto, ON MIN 1V3

Aftention: Rachelle Laroque

RE: SERVICING SUMMARY
FORKS ROAD URBAN BOUNDARY EXPANSION AREA

Dear Rachelle,

This lefter is to summarize the servicing capacity of Niagara Region water and wastewater
(sanitary) infrastructure to support the Forks Road parcel for inclusion within the City of Welland
Urban Boundary. The subject lands total approximately 165 ha and are located at the southwest
of the City of Welland. It is generally situated east of Highway 58, south of Townline Tunnel Road,
west of Colborne Street and the adjacent canal, and north of Forks Road East.

The estimated population for the subject lands is 8250 people which is equivalent to 50 persons
per hectare.

Evaluations of Regional infrastructure and any supporting calculations are based on the Niagara
Region 2021 Water and Wastewater Master Servicing Plan (MSP) Update Volumes 3 and 4.

Wastewater (Sanitary)
The subject lands are estimated to generate the following wastewater flows:

Average daily flow =23 MLD
Peak dry weather flow =79.8 L/s (Harmon peaking factor of 2.99)

Due to the location of the subject lands being at the southern limit of Welland, it may feasible to
route wastewater flows to Port Colborne instead of Welland. Therefore the Port Colborne
wastewater system will also be reviewed in this section.

All wastewater flows in Welland are conveyed to the Welland Wastewater Treatment Plant
(WWTP) located centrally to the Welland along the canal. Similarly, all wastewater flows in Port
Colborne are conveyed to the Seaway WWTP located centrally to the Port Colborne also along
its stretch of the canal. The 2021 MSP Preferred Wastewater Servicing Strategy does not identify
any upgrades fo either the Welland or Seaway WWTP's for populations projected to 2051.

The capacities of the wastewater treatment facilities are shown in Table 1 below.

Table 1: WWTP Capacity Summary

Plant 2021 2051
WWTP Municipality . 2021 Rate | Remaining | 2051 Rate | Remaining
Capacity . .
Capacity Capacity
(MLD) (MLD) (MLD) (MLD) (MLD)
Welland Welland 54 34.2 19.8 48.9 5.1
Seaway Port Colborne 19 11.8 7.2 13.4 5.6
2025
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Servicing Summary

Forks Road Urban Boundary Expansion Area August 14, 2025

There is sufficient capacity within both the Welland and Seaway WWTP's in both the current
future conditions for the additional 2.3 MLD from the subject site. It is noted in the 2021 MSP that
the Welland WWTP will reach the 80% trigger in approximately 2041, upon which an upgrade
study is required, for which the subject lands projected populations should be included. The
Seaway WWTP is not expected to reach 80% capacity until post-2051.

It is expected that all wastewater flows from the subject lands will initially be conveyed to a
Sanitary Pumping Station (SPS), of which there are several in proximity. The 2021 MSP outlines the
current SPS capacity and the need for an increase in the Dain City SPS to support future
population growth beyond 2051. The following project is associated with the Preferred
Wastewater Servicing Strategy:

WW-SPS-049 — Dain City SPS Pump Replacement (2037-2041): Increase stafion capacity
from 90 L/s fo 164 L/s by replacing existing three pumps.

The following Table 2 summarizes the peak dry weather flow capacities of the SPS’s within closest
proximity to the site.
Table 2: SPS Capacity Summary

] station | oy | 20m1 | Fetwe | 2K 2051
SPS Municipality Capacity Weather Remaml'ng (2051) §PS Weather Remcum.ng
Flows Capacity Capacity Flows Capacity
(L/s) (L/s) (L/s) (L/s) (L/s) (L/s)
Dain City Welland 90 5.8 84.2 164 68.7 95.3
*Ontario Road Welland 646 82.4 563.6 646 197.8 448.2
Feeder Road Welland 4] 2.5 38.5 41 6 35
Industrial Park Port Colborne 67 2.5 64.5 67 4.6 62.4

(*) Note: Ontario Road SPS receives all flows from Dain City SPS

Based on the 2021 MSP, the Dain City SPS has capacity to accommodate the dry weather flows
from the subject lands. There is surplus capacity within other pump stations, so there may be
opportunities to receive a portion of the site flows (ex: a phase 1) or to split flows amongst more
than one SPS. Pump station capacities, potential upgrades, and influences of wet weather flows
will need to be further investigated at the preliminary design stage.

Water Supply
The subject lands are estimated to generate the following water demands:

=2.1 MLD
=3.1 MLD

Average daily flow
Max Day demand

Welland is supplied with water by the Welland Water Treatment Plant (WTP) which is located
centrally to the Welland along the canal. The 2021 MSP outlines the current plant capacity and
the need for an increase in plant capacity to support future population growth beyond 2051.
The following project is associated with the Preferred Water Servicing Strategy:

W-F-003 — Welland WTP Replacement (2027-2031): Replacement of existing Welland WTP
with 73 MLD in approximately same location.

The current and future Welland WTP capacity is summarized in the following Table 3 below.

C.F Crozier & Associates Inc.
Project No. 2939-7529
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Servicing Summary

Forks Road Urban Boundary Expansion Area

August 14, 2025

Table 3: WTP Capacity Summary

Existing | 202! 2021 Future | 2051 2051
_— Max . (2051) Max s .
Municipality | ID Plant Day Remaining Plant Day Remaining
Capacity Demand Capacity Capacity | Demand Capacity
(MLD) (MLD) (MLD) (MLD) (MLD) (MLD)
Welland
Welland WTP 65 34.7 30.3 73 55 18

There is therefore adequate water supply capacity in both the existing and future conditions of
the WTP to meet the additional 3.1 MLD demand of project site population.

The subject lands are situated within the 220m Water Pressure Zone of Welland which
encompasses the majority of the City. The 2021 MSP Preferred Water Servicing Strategy included
the following improvement in the vicinity of the subject site:

W-M-014 — New feedermain in southwest Welland (2027-2031): New feedermain on
Humberstone Road and Prince Charles Drive. Allows for secondary connection for Dain
City (significant projected growth) and closes the Region's feedermain loop across the
canal. Include for coordination on potential Regional interconnection with City's planned
new watermain on Canal Bank Street.

This new feedermain project is associated with increase in population for the Empire Canals
development situated east of the subject lands across the canal. Additionally, municipal
watermain infrastructure has been constructed along Forks Road and Canal Bank Street in recent
years to supply Empire Canals. This new Regional and municipal water infrastructure provides
opportunity for natural network expansion to the subject lands across Forks Road/the canal as well
as for further interconnection toward the north via Highway 58. It is assumed that the subject lands
will require similar water pressures and flows as to what is currently being supplied for the Empire
Canals development.

Conclusion

The water supply and wastewater treatment capacities of Regional plants generally have
sufficient capacity to accommodate the increase in population from the subject lands, both in
the existing condition and when projected to 2051 per the Master Servicing Plan. Sanitary Pumping
Stations have surplus capacity but may require upgrades for the full site population depending on
the routing, phasing, and timing of construction.

Water and wastewater infrastructure has the ability and capacity to accommodate the subject
lands and should therefore be considered for inclusion within the Welland Urban Boundary. Should
you have any questions or require any further information, please do not hesitate to contact the
undersigned.

Sincerely,

C.F. CROLZIER & ASSOCIATES INC.

Robert Babic, P.Eng.
Project Manager

C.F Crozier & Associates Inc.
Project No. 2939-7529
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Water & Wastewater Calculations

Site Statistics

Areq
Density
Population

Wastewater

Residential
Employment
Average

Average Flow
Average Flow

Average Flow
Harmon Peak Factor

Peak Flow

Extraneous Rate

Extraneous Flow
Peak Flow
Water
Residential
Employment
Average
Average Demand
Average Demand
Average Demand

MDD Peaking Factor

Average Demand

Max Day Demand

50
8250

255
310
275

2268750
2.27

26.3
3.04
79.8

0.286
47.19

126.9

240
270
250

2062500

23.9

2.06

1.49

35.6
3.07

Note: All values and calculations are per the
Niagara Region 2021 Master Servicing Plan, Volumes

3 and 4.
ha

pp/ha
persons

L/c/d

L/e/d

L/p/d Note: Average rate based on 78% Res. and 22%
Empl. consistent with 2021 MSP.

L/d

MLD

L/s
=1+14/(4+(pop/1000)A0.5)
L/s

L/s/ha
L/s

L/s

L/c/d

L/e/d

L/p/d Note: Average rate based on 78% Res. and 22%
Empl. consistent with 2021 MSP.

L/d

L/s

MLD

MLD

J:\2900\2939 - Damas Development Inc\7529 - Dain West (Welland) Servicing\Letters\SPS & WWTP Summary




Niagara ,/l/ m

2021 Water and Wastewater Master
Servicing Plan Update

-

Tice Road ke g J
| AR

e
‘g‘Hurrica’rl\e Rd.-S.P.S=£)
B ‘
Park Lane S.P.S:—A
Highway 20 g - . 1

peoy uoduellv

Aemybiy SN

Capital Program

= © Treatment Plant ‘ Wet Weather

. : Reduction
A Pumping Station (WW-11-017)

peoy Peseje)

o _T
Z = _a B /-l}ejjy St. S.PS.
AT i = N - o | ¢ | 3
Timmsdales.P.s. =71 /-7 inson Road - = —a e S \Ceple— IS
| | (1111 SouthSt. S.P.S 7+
| I > SN
| FivA
AR~
s LA
Pid 1 /1 George St. S.P.S. T ' Sewers
. Towpath Rd. S.P.5) | _* agar oa

7 I

399435 Jnojjeg

@246 ajdel

eeummnmn® Forcemains

1} : Wastewater Wastewater Network
~= T < | aunae
}/ ARV s I Facilities ---- Force Mains

-
|
|\
|
|

|
I
| e
[
J

Welland Road -

|
Dailmer Woods S.P.'S.‘

\ -

{ = s @ Wastewater —— Regional Mains
(

Canboro Iiload r

S Niagara Street-‘

T == u Quaker-Roa

. |WW-FM-022 | Treatment Plant Local Sewers

T T

\
!
\ v

5

Seaway Heights S.P.S

i ;

(NS y . ® Biosolids Storage Private Sewers
H : Facility Pumping Stations
Leachate A Niagara Region
i . (F;t:jmpmg Station A Municipal

our . A Private
Control Facility

1
o
..
0
u‘———.
=
a
n
Ry
v
. |=
L
’ w
o v
®
: |$
I\ -—
= —
)
%
X
|
| |
o
]

T \ EENEEEER

WOOd'awn Road

peoy Agieq
>

WW-FM-003

Sumbler Road

2245 weybuya ™

F
Clare Avenue
First Avenue

e
- g
¢ o
S
[~NS
el
o
19
Q
=
o
o
3
a
=
=
=i
o
Moyer Road

¢ Other Features Development

. . Locations
’/ e {1 Municipal Boundary i
I N 1 Waterbodies o
Pre-2051

- . : " _I Urban Area Boundary

32948 YInwpd

Chantler Road

At

,__
|

A

[
‘ — . *Project alignments are preliminary and will be
s refined through subsequent projects (EA and/or
l detailed design)

I *Note that additional growth in existing built

Webber Road N m areas is anticipated

T Ung:oln Street

A0 SPHRUD 30Ul -

Effingham Street

|
|
|
|

Ontario Rd. S.P.S. |

—

o®

s

peoy abpry sueog
peoy Asuusypn
{

Regional Road 27 ‘ o

\
\_.bmbert Road | —,/ : A %\
o

-~

T s s e s e o e s e S

Wainfleet SUBJECT LANDS — = __J hiaiond Figure:4.K.10
Forks Road / 1R / Welland WWTP System
\
\
\

Preferred Wastewater Servicing Strategy

Dain City S.P.S.

T\
\ WW-SPS-049

Miller Road
Brookfield Road

o2t

@ =®=Plan December 2022

L — 820326 W 905
I WKID: 26917

1 2 km ;eeﬁe‘ I



rbabic
Polygon

rbabic
Architect
SUBJECT LANDS


M ={W=Plan 2021 Water and Wastewater Master Servicing Plan Update
C7 l GMBP File No. 620126

Figure 4.K.3 shows the projected future flows at the Welland WWTP.

The plant will reach the 80% study trigger capacity around 2041. The post-2051 flows are
expected to exceed the plant capacity; however, the plant can accommodate flows to 2051.

70

60 X3

50

40 §
30
O O Historical Average Flow
20 Plant Capacity
80% Trigger
- = =90% Trigger
10 —@— Projected Average Flow
0 ¢ Post-2051

2011 2016 2021 2026 2031 2036 2041 2046 2051

Figure 4.K.3 Projected Sewage Generation at Welland Wastewater Treatment Plant
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K.3.2 Sewage Pumping Station

Table 4.K.8 highlights the sewage pumping station operational firm capacities and the existing and projected flows. The existing average and peak dry weather flows were estimated using the wastewater system model,
which was updated using the best available billing, flow monitoring, and SCADA data from 2018 to 2020.

Table 4.K.8 System Sewage Pumping Station Performance

Station

. 2021 Flows 2051 Flows Post-2051 Flows
Capacity
Station Name Operational | Average Dry | Peak Dry | Design Allowance | 5-Year Storm Peak Dry | Design Allowance | 5-Year Storm Peak Dry | Design Allowance | 5-Year Storm
Firm Weather Weather Peak Wet Peak Wet Weather Peak Wet Peak Wet Weather Peak Wet Peak Wet

Capacity Flow Flow Weather Flow Weather Flow Flow Weather Flow Weather Flow Flow Weather Flow Weather Flow
L->Timmsdale SPS 4.4 0.7 0.6 4.6 1.0 1.1 5.1 1.5 1.6 5.5 1.7
L->Towpath Road SPS 117.9 11.3 13.0 144.8 218.2 173.0 438.8 512.1 229.1 494.9 851.3
| L->Hurricane Road SPS 29.0 7.4 7.7 48.6 61.5 22.1 63.1 76.0 25.7 66.6 75.2
L->Foss Road SPS 24.0 4.6 6.5 57.9 17.9 29.4 91.5 51.4 36.9 99.0 55.9
L->Feeder Road SPS 41.0 2.5 2.5 19.1 914 6.0 24.7 97.0 9.4 28.1 118.2
L->Seaway Heights SPS 65.0 2.9 3.3 15.6 33.0 29.1 41.5 58.9 88.2 100.6 160.9
L->Ontario Road SPS 646.0 37.7 82.4 223.1 827.2 197.8 439.8 1,043.8 214.3 456.3 1,084.2
| L->Dain City SPS 90.0 9.0 5.8 39.2 170.1 68.7 147.0 277.9 85.8 164.1 407.9
L->Kelly Street SPS 31.1 33 10.2 62.6 42.8 12.7 65.1 45.2 9.5 61.8 50.4
| L->South Street SPS 6.7 1.1 4.7 6.8 6.8 4.9 7.0 7.0 1.8 3.9 5.7
| L->George Street SPS 9.3 0.2 0.3 3.8 1.2 0.8 4.3 1.8 1.1 4.6 1.1
L->Park Lane SPS 6.0 0.2 0.2 2.1 1.0 0.4 2.3 1.2 0.5 2.3 1.1
L->Daimler Woods SPS 5.9 0.5 0.5 3.0 1.6 0.6 3.1 1.7 0.9 3.3 2.0
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Figure 4.).3 shows the projected future flows at the Seaway WWTP. The plant has surplus
capacity to support growth and will not reach 80% capacity within the 2051-time horizon.
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Figure 4.).3 Projected Sewage Generation at Seaway Wastewater Treatment Plant
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J.3.2  Sewage Pumping Station

Table 4.).8 highlights the sewage pumping station operational firm capacities and the existing and projected flows. The existing average and peak dry weather flows were estimated using the wastewater system model,
which was updated using the best available billing, flow monitoring, and SCADA data from 2018 to 2020.

Table 4.).8 System Sewage Pumping Station Performance

Station

. 2021 Flows 2051 Flows Post-2051 Flows
Capacity

5-Year 5-Year 5-Year

Design Design Design
g Storm Peak Peak Dry g Storm Peak Peak Dry g Storm Peak
) Allowance Peak Allowance Peak Allowance Peak
Firm Weather Weather Wet Weather Wet Weather Wet
. Wet Weather Wet Weather Wet Weather
Capacity Flow Flow Weather Flow Weather Flow Weather
Flow Flow Flow
Flow Flow Flow

Operational | Average Dry Peak Dry

Station Name

L->Industrial SPS 67.0 1.4 2.5 29.2 25.0 4.6 314 27.2 4.7 31.4 27.2
L->Omer SPS 108.4 7.3 11.6 103.6 162.9 25.9 130.0 189.2 62.8 177.3 236.6
| L->Steele SPS 25.2 1.6 4.3 25.3 48.8 7.5 29.4 53.0 32.1 63.7 87.3
| L->Oxford SPS 6.4 0.3 0.4 5.4 8.2 2.5 7.5 10.3 8.1 13.1 15.9
L->East Side SPS 201.9 27.8 52.4 167.0 260.4 84.2 230.5 323.9 137.1 317.1 410.5
| L->Nickel SPS 93.8 3.3 11.6 50.5 62.8 15.3 54.5 66.7 16.2 55.4 67.6
| L->Fares SPS 60.7 4.7 15.9 27.6 21.8 16.1 27.8 22.0 16.7 28.4 22.6
| L->Fretz SPS 83.2 5.5 12.6 36.1 21.0 37.8 88.3 73.2 78.2 137.4 122.3
| L->Clarke Street SPS 62.3 6.0 9.9 50.4 154.8 14.6 59.5 163.9 31.3 101.2 205.6
L->Union SPS 100.9 7.6 27.2 95.2 256.8 36.3 105.0 266.6 84.7 177.9 339.6
| L->Arena SPS 75.9 2.8 2.8 42.1 91.4 8.8 48.8 98.1 57.1 121.6 170.9
| L->Main Street SPS 17.9 0.7 0.7 10.4 27.4 0.8 10.6 27.5 1.1 10.9 27.8
L>Elm SPS 298.0 58.3 120.4 236.9 339.7 128.9 248.8 351.7 142.4 262.4 365.3
| L->City Hall SPS 67.7 18.0 19.6 38.7 111.1 23.5 42.7 115.1 24.4 43.6 115.9
| L->Sugarloaf SPS 37.0 4.9 10.1 26.0 43.4 10.3 26.2 43.6 10.7 26.7 44.0
| L->Rosemount North SPS 86.9 9.9 14.3 65.9 130.0 14.0 69.3 133.3 27.0 82.2 146.2
| L->Rosemount South SPS 19.2 1.5 2.0 13.5 29.8 2.0 13.5 29 2.3 13.7 30.1
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F.3.2 Treatment Plant Capacity

Figure 3.F.3 shows the projected future demands at the Welland Water Treatment Plant. The

plant has surplus capacity to support growth and will not reach 80% capacity within the 2051-
time horizon.
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Figure 3.F.3 Projected Maximum Day Demand at Welland Water Treatment Plant

F.3.3 Pumping Capacity

Table 3.F.9 highlights the pumping station existing and projected capacity. As presented in
Section F.2.1, there are various potential demand scenarios for pumping station capacity sizing
depending on system configuration and available storage type and volume. As such, the design
condition has been specified in the table below (i.e., maximum day demand, peak hour
demand, or maximum day demand + fire flow), along with the 2021, 2051, and post-2051
design flows which correspond to the design condition for each respective pump station.

There is sufficient overall pumping capacity to support existing and future demands at the
Welland WTP. As the available fire storage at the Pelham ET is not sufficient to support existing
or future fire storage needs, the design condition for the Shoalt’s Drive High Lift PS is MDD + fire
flow. As such, there is a pumping deficit at the Shoalt’s Drive High Lift PS of 7.7 MLD under
existing demands and a projected deficit of 9.3 MLD in 2051 and 9.6 MLD post-2051. The
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Building a Vibrant Future: A Critical Analysis of Downtown
Welland’s Development

Downtown Welland, once a bustling hub of commerce and community life, has experienced
significant transformations over the years. As the city navigates the challenges and
opportunities of the 21st century an d is realizing the potential growth of population in future,
the revitalization of its downtown core has become a focal point for local stakeholders, urban
planners, and residents alike. This analysis delves into the multifaceted aspects of downtown
Welland, exploring both the opportunities and the challenges that define its current state.

This study aims to provide a comprehensive overview of the economic, social, and cultural
dynamics at play in downtown Welland. By examining historical trends, recent developments,
and future plans, this analysis seeks to identify key factors contributing to the area's growth
and sustainability. Furthermore, it highlights the crucial role of community engagement, policy
frameworks, and investment strategies in shaping a vibrant and resilient urban center.

As Welland continues to adapt to growing population and demographic shifts, understanding
the intricacies of downtown development becomes essential. This analysis not only assesses
the current landscape but also offers strategic insights and recommendations for fostering a
thriving and inclusive downtown Welland. Through this critical lens, it is hoped that this will
contribute to the ongoing dialogue about the future of this important regional hub and inspire
collaborative efforts towards building a vibrant and sustainable future for all.

Part 1: The Strengths of Downtown Welland

Downtown Welland boasts several strengths that contribute to its vibrancy and appeal:

Easy Access to Recreational Canal and Trails:

The presence of a recreational canal and trails in downtown Welland provides residents and visitors
with easy access to outdoor activities. This not only promotes a healthier lifestyle but also enhances
the overall quality of life for those in the community. The canal and trails may be used for activities
such as walking, jogging, cycling, or simply enjoying the scenic beauty, contributing to a sense of well-
being.

Growing Multiethnic Business Presence:

The increasing cultural diversity in the business landscape of downtown Welland reflects a dynamic
and inclusive community. A multiethnic business presence brings a variety of products, services, and
cultural influences to the area. This diversity can contribute to a vibrant and cosmopolitan
atmosphere, attracting a broad range of residents and visitors. It also fosters economic growth and
supports entrepreneurship within the community.

Availability of Food Culture and Restaurants:

A rich food culture and a diverse array of restaurants contribute significantly to the overall appeal of
downtown Welland. The presence of a variety of dining options enhances the culinary experiences
available to residents and visitors. This not only provides a social and cultural hub but also stimulates



the local economy by supporting the food and hospitality industry. A thriving food scene can also
attract food enthusiasts and tourists to the area.

Professional Services Located in the Area:

The concentration of professional services such as legal and financial businesses in downtown Welland
contributes to the convenience and accessibility of essential services for residents and businesses. This
can be particularly advantageous for individuals who live and work in the area, reducing the need to
travel for professional consultations and transactions. The presence of these services also supports
the overall economic infrastructure of the downtown district.

Local Cultural Assets and Institutions:

A concentration of cultural assets in Downtown Welland, such as a floating stage, public art
installations, and cultural institutions, enhance the area's uniqueness and contribute to a sense of
community identity. The floating stage, for example, hosts events and performances, fostering a sense
of shared cultural experiences. Public art adds aesthetic value to the environment, making the area
visually appealing. Cultural institutions, such as the library and museum, provide educational and
entertainment opportunities, enriching the community's cultural fabric.

In summary, downtown Welland's strengths lie in its accessibility to recreational amenities, diverse
business landscape, culinary offerings, essential professional services, and a rich tapestry of cultural
assets. These factors collectively contribute to the area's livability, economic vitality, and cultural
richness.

Part 2: A Walkable Downtown Welland

A walkable downtown Welland offers numerous benefits, including economic, social, environmental,
and health-related advantages, such as promoting local businesses, tourism and culture; community
engagement; increased property values and reduced infrastructure costs; and environmental benefits
while creating attractive urban spaces.

It plays a vital role in creating a thriving, connected, and sustainable community. Creating a walkable
and inviting downtown area in Welland involves careful planning, community involvement, and a
combination of infrastructure improvements, urban design, and programming. Here's a step-by-step
guide on how to achieve this:

Community Engagement:

Start by engaging the community through various town hall meetings, forums, and surveys to gather
input from residents, business owners, and other community stakeholders. Understanding their needs
and concerns is crucial, and making them partners in initiatives and plans is important.

Urban Planning:

Develop a comprehensive downtown revitalization plan that outlines a shared vision for a walkable
and inviting downtown. This plan should consider zoning regulations, land use, and transportation
infrastructure, and especially recreational waterway corridor access.

Mixed-Use Development:




Encourage mixed-use development to create a vibrant downtown. Mix residential, commercial, and
cultural spaces to increase foot traffic and 24/7 activity, and promote the area as multifunctional.

Pedestrian-Friendly Infrastructure:

Invest in pedestrian infrastructure, such as wider sidewalks, pedestrian plazas, crosswalks, and
pedestrian-friendly lighting. Implement traffic calming measures to slow down vehicular traffic, such
as pedestrian crossing signals that are button-controlled instead of timed traffic signals.

Bike Lanes and Racks:

Promote cycling by adding bike lanes and secure bike racks. Encouraging alternative transportation
methods contributes to a walkable downtown. This can be done with more uniform bicycle lanes,
instead of staggered as is currently along East Main Street.

Public Transportation:

Enhance public transportation options, such as buses and shuttles, to provide easy access to the
downtown area. Promote and encourage usage to and from the Welland Terminal for transit to all
parts of the city and beyond.

Green Spaces:

Promote the use and stewardship of green spaces, trails, and easy access to and from the recreational
waterway corridor. Implement and maintain proper garbage and recycling receptacles to encourage
usage and reduce litter.

Street Furniture and Amenities:

Install benches, public art, trash bins, and water fountains to make the area more comfortable for
pedestrians. A lot of this is already being done, especially with the addition of two parkettes in the
core.

Street Trees and Landscaping:

Plant trees and greenery to improve the aesthetics and provide shade. Well-landscaped streets are
more inviting. Encouraging green space inclusion in any future development plans should be
promoted to add to and compliment the aesthetics and vibrancy of the area.

Safety Measures:

Improve street lighting for safety, especially along trails south of Merritt Park. Work closely with local
law enforcement and stakeholders to ensure the downtown area is safe and secure.

Local Business Support:

A thriving business scene contributes to a lively downtown. With a growing city with increased cultural
diversity, there is a noticeable uptick of a multicultural presence in the area that could be encouraged
and developed to also create local economic diversity. Encourage the growth of local businesses by
offering incentives, grants, or low-interest loans.

Events and Programming:

Organize events, markets, and festivals to attract people to the downtown area regularly. These events
can showecase local culture, music, and art. Much of this is already in place, and should be further
encouraged, especially smaller scale and cultural events.



Historic Preservation:

Preserve historic buildings and landmarks, as they add character to the downtown area. The Central
Fire Hall Museum, when completed, will be another great addition to many historic landmarks already
in the core.

Parking Solutions:

Ensure there is convenient parking, whether it's on-street, off-street, or in parking garages. Consider
implementing smart parking solutions to help visitors find parking easily. As our population grows, and
development is encouraged downtown, this will be a serious priority.

Wayfinding Signage:

Install clear and attractive wayfinding signs to help visitors navigate the downtown area efficiently.
There is already different signage to various amenities, but they should be surveyed for effectiveness
and clarity, and updated and uniform.

Accessibility:

Make sure the downtown area is accessible to people with disabilities. Ensure sidewalks are
wheelchair-friendly, and facilities have accessible entrances.

Regular Maintenance:

Establish a maintenance plan to keep the downtown area clean, well-kept, and graffiti-free. There are
already such programs and plans in place, but there should also be ways to proactively engage area
business owners, residents, and stakeholders in such things as community cleanups or similar
intiatives.

Public-Private Partnerships:

Collaborate with private developers and businesses to invest in the downtown area. Public-private
partnerships can help fund improvements and attract new investments, and there already such
examples in our community.

Monitoring and Adaptation:

Continuously monitor the progress and effectiveness of your revitalization efforts. Be prepared to
adapt and adjust the plan based on changing circumstances and feedback.

Creating a walkable and inviting downtown in Welland or any city is an ongoing process that requires
commitment, resources, and a community-driven approach. It may take time, but with careful
planning and community support, we can reimagine our downtown as a vibrant and inviting place for
residents and visitors alike.

Part 3: Revitalizing Downtown Welland: Overcoming the Challenges of
One-Way Traffic

As our city grows in population, mirroring the expansion seen throughout
the Niagara Region, Welland stands out as the only city in the area that still
maintains one-way traffic in its downtown core. This unique traffic system,
while perhaps historically beneficial, now presents several challenges as the



city and its needs evolve. One-way traffic in downtown Welland creates a
range of issues that impact navigation, traffic flow, accessibility, economic
vitality, pedestrian safety, and urban design.

1. Navigation Confusion: For visitors and even some locals, one-way streets can be confusing and
make navigation more difficult. This can deter people from visiting downtown, reducing foot traffic
and patronage of local businesses.

2. Traffic Flow Issues: One-way streets can lead to increased speed and volume of traffic on
certain routes. Drivers may speed up due to the lack of opposing traffic, creating safety
hazards. Additionally, concentrating traffic on fewer streets can lead to congestion and
bottlenecks.

3. Accessibility and Convenience: With one-way streets, access to specific businesses or services
may require significant detours. This can be particularly problematic for emergency vehicles,
delivery services, and public transportation, potentially delaying response times and increasing
operational costs.

4. Economic Impact: Reduced accessibility can negatively impact local businesses. If customers
find it inconvenient to navigate one-way streets, they may choose to shop elsewhere, leading
to a decline in downtown commerce.

5. Pedestrian Safety: While one-way streets can sometimes reduce conflicts between vehicles
and pedestrians, they can also encourage higher vehicle speeds, which can compromise
pedestrian safety. Higher speeds can lead to more severe accidents and deter walking in the
area.

6. Urban Design Limitations: One-way streets can limit opportunities for flexible urban design
and redevelopment. They often require more signage and directional aids, which can clutter
the streetscape and detract from the aesthetic appeal of the downtown area.

Addressing these challenges often requires a comprehensive approach. Re-evaluating traffic patterns
is crucial to ensure a smoother flow of vehicles and improve overall efficiency. Enhancing signage can
help mitigate confusion and guide drivers more effectively. Investing in public transportation and
active transportation infrastructure options will provide alternatives to driving, reducing traffic
congestion and promoting sustainable mobility. Additionally, considering a return to two-way traffic
could significantly enhance accessibility, making downtown Welland more navigable and attractive to
both residents and visitors. This change could stimulate economic vitality by increasing foot traffic,
making local businesses more accessible, and creating a more vibrant and welcoming urban
environment. Implementing these measures will not only address the current challenges but also
support the long-term growth and development of Welland’s downtown core.

Part 4: Where Trails and Water Meet: Enhancing Our Trails System in
Welland

Enhancing the trail system in Welland by integrating visual art on shipping
containers, sculptures, gardens, and natural areas, with a focus on
interactivity, would aims to create a dynamic and engaging trail experience
that not only beautifies the surroundings but also encourages community



interaction and appreciation for the local environment.
Components:

Visual Art on Shipping Containers: Install vibrant and diverse visual art on strategically placed
shipping containers (used as storage for the city) along the trail system. These containers can serve as
canvas spaces for local artists to showcase their talents, depicting the cultural richness and natural
beauty of Welland. The art installations should be rotated periodically to keep the trail experience
fresh and dynamic, as well as to address maintenance. Also, these art projects can be done in
collaborations with user groups, youth, and business partnerships.

Sculptures: Introduce sculptures along the trail, strategically placed to complement the natural
surroundings. These sculptures may reflect the history, heritage, and identity of Welland. Sculptures
are far easier for review and maintenance over the long term, as they would be able to withstand the
elements. Consider creating an art competition to involve local artists in the design and installation
process, fostering a sense of community pride and ownership.

Gardens and Natural Areas: Enhance the trail's aesthetics by incorporating well-maintained gardens
and natural areas. Native plants, pollinators, and natural landscaping will not only contribute to the
visual appeal but also support local biodiversity. Interpretive signage can educate trail users about the
significance of the flora and fauna, promoting environmental awareness.

Interactivity: Incorporate interactive elements along the trail to engage visitors of all ages. Install QR
codes linked to educational content, providing information about the art, sculptures, and natural
features. Additionally, consider interactive installations such as sound sculptures, touch-sensitive
displays, or augmented reality experiences to create a multi-sensory journey along the trail.

Trail Infrastructure Improvements: Upgrade trail infrastructure to ensure accessibility and safety for
all users. Implement well-marked pathways, informative and uniform directional signage, seating
areas, and lighting to extend the usability of the trail into the evening. Integrate sustainable practices,
such as solar-powered lighting and recycled materials, to align with environmentally friendly
principles.

Implementation Plan:

1. Community Engagement:Host public forums and workshops to gather input on the proposed
enhancements.Establish a community committee to oversee the project, ensuring diverse
perspectives and local input.

2. Partnerships:Collaborate with local artists, schools, and community organizations to involve
them in the creation and maintenance of art installations.Seek partnerships with local
businesses for sponsorship and support.

3. Phased Implementation:Implement the enhancements in phases, starting with high-traffic
areas and expanding gradually.Regularly evaluate the impact of the enhancements and gather
feedback for continuous improvement.

4. Maintenance Plan:Develop a maintenance plan to ensure the longevity of the installations,
involving community volunteers and local organizations.Regularly assess the condition of art,
sculptures, and trail infrastructure to address any issues promptly.

The proposed trail enhancements in Welland offer a multitude of benefits for the community, the
environment, and local stakeholders:



1.

Community Engagement and Pride:Encourages community involvement through public

forums, workshops, and competitions, fostering a sense of ownership and pride in the enhanced trail
system.Provides a platform for local artists, schools, and organizations to showcase their talents,
strengthening community ties.

2.

10.

Cultural Enrichment:Celebrates and promotes the local culture, history, and heritage through
visual art, sculptures, and interpretive signage, creating a unique identity for Welland.Offers
educational opportunities for residents and visitors to learn about the community's
significance and traditions.

Aesthetically Pleasing Environment:Enhances the visual appeal of the trail system with
colorful visual art, sculptures, and well-maintained gardens, creating a more attractive and
enjoyable outdoor space.Contributes to the creation of a welcoming and inspiring atmosphere
that encourages outdoor recreation and leisure.

. Environmental Conservation:Integrates native plants and sustainable practices, contributing to

local biodiversity and promoting environmental awareness.Demonstrates a commitment to
eco-friendly principles through the use of recycled materials, solar-powered lighting, and other
sustainable initiatives.

Health and Wellness:Encourages physical activity and outdoor recreation by providing an
inviting and well-maintained trail system.Offers a therapeutic and relaxing environment,
promoting mental well-being among trail users.

Tourism and Economic Impact:Attracts visitors to Welland, drawn by the unique and engaging
trail experience, contributing to local tourism.Stimulates economic activity by promoting local
businesses through partnerships and sponsorships.

. Interactive and Inclusive Experience:Incorporates interactive elements like QR codes, sound

sculptures, and touch-sensitive displays, making the trail experience engaging for people of all
ages.Creates an inclusive environment that caters to diverse interests and abilities.

Improved Infrastructure:Upgrades trail infrastructure, ensuring accessibility and safety for all
users, promoting a more inclusive and user-friendly environment.Extends the usability of the
trail into the evening through well-placed lighting, accommodating various schedules and
preferences.

. Community Connectivity:Fosters social interaction and community connectivity by providing

shared spaces for residents to gather, relax, and engage in recreational activities.Strengthens
the sense of community by offering a central hub for events and gatherings.

Continuous Improvement and Sustainability:Establishes a phased implementation plan
and a community committee to ensure ongoing evaluation and improvements.Demonstrates a
commitment to long-term sustainability through regular maintenance and care of art
installations, sculptures, and trail infrastructure.

These trail enhancements seek to transform the Welland trail system into a vibrant, multifaceted,
interactive, and inclusive space that celebrates the community's identity, history, and natural beauty.
By integrating visual art, sculptures, gardens, and interactivity, the enhanced trail system will offer a
unique and enriching experience for residents and visitors alike, fostering a stronger sense of
community pride and connection, environmental responsibility, and cultural appreciation.

Part 5: The Value of Culture in Downtown Welland



| have already discussed in the past about the high concentration of cultural heritage and public art in
the downtown Welland area, but the establishment of a cultural district in downtown Welland,
particularly with close proximity to the scenic recreational canal and trails, has the potential to
contribute to economic development in several ways:

Tourism and Recreation: The proximity to the recreational canal and trails could attract tourists and
residents alike, creating a vibrant cultural hub. Visitors are likely to explore the cultural district,
contributing to increased foot traffic in local businesses, such as restaurants, cafes, and shops.

Increased Property Values: Well-designed cultural districts often lead to improved aesthetics and a
sense of community. This can enhance the overall appeal of the downtown area, potentially leading to
increased property values. As the area becomes more desirable, businesses and residents may invest
more in the district.

Job Creation: A thriving cultural district can create employment opportunities. Cultural institutions,
galleries, theaters, and other businesses within the district may require staff, contributing to job
creation in the local community.

Cultural Events and Festivals: Cultural districts often host events, festivals, and performances,
attracting diverse audiences. These events can stimulate the local economy by bringing in visitors who
spend money on accommodations, food, transportation, and other services. Current events can be
capitalized upon, and new events could be fostered in this environment.

Entrepreneurship and Innovation: The cultural sector tends to foster creativity and innovation. The
presence of cultural activities and institutions may attract entrepreneurs and creative professionals,
leading to the development of new businesses and initiatives that can contribute to economic growth.
We are already seeing examples of this, such as The Bank Art House and Rose City Comedy Club.

Community Engagement: Cultural districts can strengthen the sense of community and civic pride.
Engaged communities are more likely to support local businesses and participate in local initiatives,
contributing to the overall economic vitality of the area.

Revitalization and Redevelopment: Establishing a cultural district can be part of a broader strategy for
downtown revitalization. The presence of cultural amenities can attract private investment,
encouraging property owners to renovate and repurpose buildings, contributing to the overall
redevelopment of the area.

Infrastructure Improvements: The development of a cultural district may attract public and private
investment in infrastructure improvements. This could include better public spaces, improved lighting,
pedestrian-friendly pathways, and other enhancements that benefit both residents and businesses.
However, it's important to note that success depends on careful planning,
community involvement, and ongoing support from local authorities.
Collaborative efforts involving the public sector, private businesses, and
community organizations are often crucial for the sustained success of
cultural districts in fostering economic development.



Part 6: Untapped Opportunities for Downtown Welland

Downtown Welland has the potential to undergo revitalization and growth
through various opportunities. Some of these opportunities are to attract
post-secondary students, increase housing, become a regional
transportation hub, and promote a recreational lifestyle:

Educational Institutions and Programs:

Collaboration with Universities and Colleges: Partner with nearby educational institutions, such as
Niagara College and Brock University and others, to establish satellite campuses, offer specialized
courses, or promote exchange programs. This can attract a diverse group of students to Downtown
Welland.

Innovation and Technology Hubs: Develop innovation and technology centers to attract students
interested in cutting-edge fields. Encouraging research and development can foster a dynamic learning
environment.

Housing Development:

Mixed-Use Developments: Encourage the construction of mixed-use buildings that include both
residential and commercial spaces. This creates a vibrant community and ensures a steady population
in the downtown area.

Student Housing Initiatives: Work with developers to create affordable and attractive housing options
specifically designed for students, such as dormitories, shared housing, or apartment complexes.

Regional Transportation Hub:

Improved Public Transportation: Enhance and expand public transportation options connecting
Downtown Welland with surrounding areas in Niagara. This can make the downtown area easily
accessible and attractive for both residents and visitors.

Intermodal Facilities: Develop intermodal transportation facilities that integrate various modes of
transportation, such as buses, trains, and bicycle-sharing programs. This can position Welland as a
regional transportation hub. We can be a city "where trails and water meet".

Recreational Lifestyle:

Green Spaces and Parks: Develop parks and green spaces within the downtown area for recreational
activities. This can include sports fields, walking trails, and picnic areas, promoting a healthy and
active lifestyle.

Cultural and Entertainment Events: Organize cultural events, music festivals, and other entertainment
activities to create a vibrant atmosphere. This not only attracts residents but also draws visitors from
nearby areas.



Retail and Dining Diversity: Encourage a diverse range of shops, restaurants, and cafes to create a
lively and appealing urban experience. A vibrant retail and dining scene contributes to a thriving
downtown.

Community Engagement:

Community Involvement Programs: Engage the community in the decision-making process for
downtown development. This ensures that the residents' needs and preferences are considered,
fostering a sense of ownership and pride.

Promotion of Local Arts and Culture: Showcase local artists and cultural events to create a unique
identity for Downtown Welland. This can attract individuals who appreciate a rich cultural scene.

By strategically implementing these initiatives, Downtown Welland can transform into a hub of
education, housing, transportation, and recreation, attracting a diverse and dynamic population. This,
in turn, can contribute to economic growth and the overall well-being of the community.

Threats to Progress in Downtown Welland, and How to Face Them

After previously highlighting the strengths and challenges to Downtown
Welland and its progress in a growing community, there may be factors
which could inhibit meeting the potential of the area and reinvigorating the
business neighbourhood. Some examples of these may be:

Unfinished/Abandoned/Unused Properties:

- Risks: These properties can contribute to a negative aesthetic, signaling economic stagnation. These
include neglected/empty properties, unfinished builds, and empty storefronts that have sat vacant for
a significant amount of time

- Solutions: Encourage redevelopment incentives, tax breaks, or community-driven initiatives to
repurpose these spaces. Also consider property standards and their enforcement.

Limited Parking:

- Risks: Inadequate parking can deter visitors and hinder business growth. Street parking and a public
parking lot by Market Square may not be adequate as the community grows.

- Solutions: Develop multi-level parking structures, explore shared parking agreements, and promote
alternative transportation options, such as public transit and active transportation.

Potential New Business Districts:

- Risks: Competition from emerging districts may draw businesses away from downtown. Examples of
potential business districts we may see in the future with growth and development in this city are King
Street South at Ontario Road, East Main Street near Crowland Avenue, and Rice Road/Prince Charles
at Thorold Road.

- Solutions: Enhance downtown's unique appeal through targeted marketing, events, and partnerships
with local businesses. Highlight what makes the downtown area significant and special from other
business districts.

Negative Perceptions/Attitudes:




- Risks: Poor perceptions and negative attitudes can discourage investment and tourism.

- Solutions: Implement a public relations campaign, showcase successful stories, and involve the
community in initiatives to foster positive attitudes.

Overall, a comprehensive approach involving community engagement, strategic planning, and
partnerships can mitigate these risks and contribute to the sustained progress of downtown Welland.

Facing the Challenges of Downtown Welland

The Downtown Welland area experiences some challenges to its socioeconomic growth, and they are
not unlike concerns that other downtowns face in other communities. Identifying and addressing
these challenges are the first steps toward any reinvigorating of the area, and promoting and
encouraging socio-economic development. Here's an overview of some of these challenges and the
potential negative impacts of each:

Empty Storefronts:

. Economic Impact: Empty storefronts can lead to economic decline as businesses contribute to
local employment and tax revenue. A lack of businesses can also result in decreased foot traffic,
affecting nearby establishments.
e Aesthetics: Vacant storefronts can contribute to a negative visual perception of the area,
potentially deterring potential customers and investors.

Unsightly Properties (Litter, Vandalism):

. Negative Image: The presence of litter and vandalism can create a negative image of the
downtown area, affecting the perception of safety and attractiveness for residents and visitors.
e Property Value: Unsightly properties can decrease nearby property values, impacting the
overall economic health of the community.

Homelessness:

) Social Issues: Homelessness can contribute to social challenges, including issues related to
mental health, addiction, and poverty. It may also strain local resources and services.
® Public Perception: The presence of homeless individuals in public spaces may impact the
perception of safety and comfort for residents and visitors.

Public Safety (Increased Traffic, Walkability):

J Traffic Concerns: Increased traffic can lead to congestion, potential accidents, and a less
pedestrian-friendly environment, making it challenging for people to navigate the area safely,
especially those with mobility issues.

e Walkability: If the area lacks proper infrastructure for pedestrians, cyclists, such as sidewalks
and crosswalks and bike lanes, it can discourage walking and other active transportation and
contribute to a less vibrant community.

e Crime: Areas with low walkability and high traffic may be more susceptible to certain types of
crimes, affecting the overall safety of residents and visitors.



Addressing these issues may involve a combination of community engagement, local government
initiatives, and collaboration between public and private sectors. Implementing revitalization
strategies, supporting local businesses, investing in public spaces, and providing resources for social
services can contribute to positive changes in the downtown Welland area. Here are some strategies
that can be considered:

Empty Storefronts:

. Incentives for Business Development: Provide financial incentives or tax breaks for businesses
willing to open in the area, encouraging new investments.
e Business Incubators: Establish business incubators or co-working spaces to support startups
and small businesses.
e Community Engagement: Involve the community in decision-making processes related to
downtown development to ensure that local needs and preferences are considered.

Unsightly Properties (Litter, Vandalism):

. Beautification Initiatives: Implement beautification projects to enhance the aesthetics of public
spaces, including street cleaning, public art installations, and landscaping.
e Community Clean-Up Events: Organize regular community clean-up events to involve residents
and businesses in maintaining a clean environment.
e Vandalism Deterrence: Increase security measures and surveillance to deter vandalism, and
work with local law enforcement to address and prevent such activities.

Homelessness:

o Social Services: Invest in social services such as shelters, mental health facilities, and addiction
treatment programs to address the root causes of homelessness.
e Collaboration with Nonprofits: Partner with local nonprofits and community organizations to
provide support services for homeless individuals.
e Affordable Housing: Work on initiatives to increase the availability of affordable housing to
help prevent and reduce homelessness.

Public Safety (Increased Traffic, Walkability):

) Traffic Management: Implement traffic management solutions, such as traffic calming
measures and improved road infrastructure, to enhance safety and reduce congestion.
e Pedestrian-Friendly Infrastructure: Invest in pedestrian-friendly infrastructure, including well-
maintained sidewalks, crosswalks, and pedestrian zones.
e Community Policing: Establish community policing programs to build positive relationships
between law enforcement and the community, contributing to overall safety.

Collaboration and Partnerships:

J Public-Private Partnerships: Encourage collaboration between the public and private sectors to
fund and implement revitalization projects.
e Community Collaboration: Foster collaboration between local businesses, residents,
nonprofits, and government agencies to create a shared vision for downtown development.
e Regular Assessments: Conduct regular assessments of the area's challenges and successes,



adjusting strategies accordingly.

Education and Awareness:

. Public Awareness Campaigns: Launch campaigns to raise awareness about the importance of
supporting local businesses and keeping public spaces clean and safe.
e Community Education Programs: Offer educational programs on topics such as responsible
urban development, homelessness, and public safety.

Implementing these strategies requires ongoing commitment, coordination, and engagement from
various stakeholders, including local government, businesses, residents, and community organizations.
By addressing these challenges collectively, the downtown Welland area can work towards a more
vibrant, sustainable, and inclusive community.

Conclusion:

The journey towards building a vibrant future for downtown Welland is marked by both
significant achievements and ongoing challenges. This analysis has highlighted the crucial
elements that contribute to the area's development, including economic revitalization, cultural
enrichment, and community engagement. As Welland navigates the complexities of
population growth, it is essential to maintain a holistic and inclusive approach that prioritizes
the well-being of its residents and fosters a sustainable and dynamic downtown core. By
leveraging the insights and recommendations presented in this study, stakeholders can work
collaboratively to transform downtown Welland into a thriving hub that reflects the city's
unique heritage and aspirations. As we look to the future, the continued commitment to
innovation, resilience, and community partnership will be key to realizing the full potential of
downtown Welland.
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Overall Impressions

We are pleased to see that much of the content aligns with the priorities of
the WDBIA members and stakeholders and the input provided (1) during
the recent development of our own Strategic Plan, (2) previous surveys and
conversations with our members, and the (3) data collected by other
committee members. This alignment promises an exciting and positive
impact on our community.

Main Streets are the heart and spirit of communities. A resilient, vibrant,
prosperous, and reimagined Main Street community will contribute to the
broader municipal economy and attract new business development and
residents, making Welland a more desirable, pleasant, walkable, and livable
community.

General examples of the WDBIA mandate that align with the Official Plan
include the Four Pillars of our current Strategic Plan:

1. Beautification, Revitalization, and Maintenance

2. Visibility for Local Businesses and Economic Development

3. Member Engagement and Support for Businesses

4. Arts and Cultural Engagement

While there are areas where we have provided suggestions or addressed
some issues we felt were missing, we are genuinely excited about the vision
and direction of the Official Plan. This is a promising step towards a more
vibrant and prosperous Welland, and we are optimistic about the positive
changes it can bring.

General Recommendations:

e Addition of an Overview Section: While the draft Official Plan is very
detailed, and the Community Strategic Directions are summarized in
Chapter 2, we don’t believe it is realistic for WDBIA members or the
general public to fully grasp the content of a 285-page document and
its potential implications for Downtown and the future of Welland.



We would like to see an opening overview section that would
include:

1. the purpose or definition of a future-focused Official
Plan to create a greater awareness of its importance (see
our suggested draft in Appendix A)

2. how the vision for the City of Welland supported by the
Official Plan (perhaps referencing the City’s Strategic
Plan?)

3. values and principles that have driven the results and
strategic directions (see our suggested drafts in
Appendices B and C)

4. the specific anticipated outcomes that this Official Plan
will achieve. In other words, what benefits can they
expect? What will be different for Welland? Why is it
important?

In our collective experience in these rapidly changing times, we have
seen that vision, values, principles, and outcomes in any plan are
critical for ensuring the most successful decisions and policies.

Greater Emphasis on ‘Complete Community’: This is a significant,
future-focused priority. All elements of a ‘Complete Community’ and
an integrated approach to planning, policy and decision-making
should be woven through this and all other city plans. To be viewed
as a Leadership Community, the Official Plan must adopt and
prioritize a holistic view that recognizes the interconnectedness of
local and global social, economic, and environmental factors. The City
must always consider how the emphasis on economic decisions will
impact social and ecological outcomes (and vice versa). Investing in
building capacity for leadership, organizational, and community
collaboration will also be necessary to achieve the required balance.



Fifteen-Minute Communities: While mixed-use development has
been identified as a priority in Downtown Welland, we encourage
referring to them as 15-minute neighbourhoods where residents can
access diverse services, housing options, and job opportunities within
walking distance. This approach supports both social cohesion and
local economic vitality. It is especially critical given that the largest
age group in Welland is people over 65 years old, representing 23.0%
of the total population (12,840 individuals). For Ontario, that
percentage is 18.5%).

Ensure More Significant Support For Small Businesses: Include
policies, incentives, and direction that create conditions for small-
business growth. In Downtown and across the city, these are vital for
quality of life and the economy. In Canada, small businesses (those
with 1 to 99 employees) employ about 63.0% of all employees.
Similar statistics likely exist within Welland, yet despite being critical
to economic development, there isn’t little support for capacity
building.

Public Engagement: Involve citizens, businesses, social purpose
organizations, and other stakeholders at the very beginning of the
planning process to ensure that social, environmental, and economic
needs are adequately represented.

Attracting Developers: While the Official Plan outlines the potential
for Downtown, concerns have been expressed regarding the existing
challenges and barriers to attracting prominent developer investment
in Downtown Welland. These include:

o anuncertain market demand

high development costs

lack of infrastructure

vacant, rundown buildings

low commercial activity

lack of public traffic
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o a perceived unsafe environment as the result of those who are
unhoused, mentally ill, or struggling with addiction

o current property owners with unrealistic expectations of their real
estate

o alack of compelling incentives to offset the risks i.e. reinstituting
property tax increment financing, a City comprehensive plan for
growth and density, rezoning in advance, and investing in the
necessary infrastructure.

Calming Traffic Solutions in the downtown area is of particular
concern. Despite the challenges it will initially create, a return to two-
way traffic is seen by many as being essential for slowing traffic and
addressing safety. Other considerations include addressing increasing
speed, stop signs vs traffic lights, functioning pedestrian walk
buttons, on-street parking, way-finding signs, streetscaping, green
infrastructure, and placemaking installations and activations.

Placemaking: A greater emphasis on placemaking in Downtown has
been identified as a priority. Placemaking is a collaborative approach
to planning, designing, and managing public spaces to create vibrant
areas where people feel connected and want to spend time. It
focuses on transforming public spaces to strengthen the connections
between people and places.

Activating Downtown (and potentially other areas of the City) will
require not only the Entranceway Features and Pedestrian linkages
but also clear, consistent signage, street arches, colourful flags,
pennants, over-street lightbulb strands, and lighting of historical
buildings. Interactive outdoor art installations, sidewalk art, and
murals should also be emphasized. Given a growing understanding
that economic well-being is intrinsically linked to health, social, and
environmental well-being, there is growing pressure to localize the
global issues articulated by the United Nations. We would like to see
more emphasis on the UN 17 Sustainable Development Goals



(SDGs). For example, have the SDGs interpreted by local artists in a
public art experience.

e Consistent Branding Look and Feel: While various themes and brands
have been explored for the City of Welland over the years, they have
been somewhat piecemeal and inconsistent. We would like to see a
community-led, collaboratively developed Branding Strategy that
reflects the character, personality, and strengths of Welland and
could be reflected in the Downtown.

¢ Building Maintenance and Uncomplete Construction Projects:
Despite the three policies below, there appears to be a need for a
policy that would ensure ongoing exterior building maintenance and
timely completion of construction projects.

4.1.2.2.6 Improvements
4.1.3.6 Facade Improvement
4.1.3.7 Heritage Preservation

These existing policies are a good start, but they do not explicitly
ensure that property owners consistently maintain buildings or
complete construction projects in a timely manner. To fill this gap, we
are proposing a policy focused on Building Exterior Maintenance and
Construction Standards (See draft in APPENDIX D). This policy would
hold owners accountable for maintaining their properties and
finishing construction promptly.

Downtown Concerns Beyond Our Current Mandate

Despite our strong support for the above, concerns have also been
expressed that are typically beyond the traditional scope of a BIA,
particularly given the limitations imposed by having one full-time staff
member and limited time and finances.



Gateway Economic Centre

We appreciate that the City is building on its economic strengths to position
itself as a gateway economic centre as part of the Niagara Economic
Gateway and Centre (together with Fort Erie, Niagara Falls, Port Colborne,
and Thorold). It strengthens Welland’s leadership that this land has been
designated to coordinate efforts for investment and diversification of the
economy.

However, it continues to skew toward and emphasize Welland's economic
development rather than ensuring a more equal balance between quality of
life and economic growth.

IT LOOKS LIKE A PERFECTLY
BALANCED SYSTEM TO ME.

We believe the Welland Official Plan must serve as a ‘Blueprint for the
Future’ to ensure the City is perceived as a Leadership Community. If that is
to be achieved, we believe it is critical to reflect planning that addresses the
need for more balance between quality of life, environmental
sustainability, and economic development.

Investment in Innovation

We also believe that an investment in innovation to ensure this balance will
also be essential (potentially in the Downtown as a collaboration with
Niagara College?). Rather than a typical innovation hub focusing on science
and technology, it could serve as a Centre of Social and Economic
Innovation for the Complete Community Approach articulated in the Plan.



As a community-centric space, it would typically aim to engage the local
community by encouraging networking, collaboration, and innovative
solutions that would benefit society as a whole.

Social and Safety Issues

Social and safety issues, in particular, are increasingly contributing to a
negative perception of Downtown. Challenges are related to the unhoused,
poverty, mental health, and addiction.

Complete Community Approach
We strongly support the Complete Community Approach presented in the
Draft Official Plan and the focus on the following:

e Diverse housing options

e Mixed-use development

e Walkability and accessibility

e Transportation options

e Environmental sustainability

e Efficient land use

However, it is light on the other accepted elements of a Complete
Community. These include:
e Inclusivity
e Community character
e Employment opportunities
e Amenities and services (easy access to healthcare, social services,
education and recreation). In the Downtown Core, this is especially
relevant.

We appreciate the attention to affordable housing. This direction prioritizes
a range of housing types and affordability levels as a strategy to
demonstrate quality of life and compassion.



Alignments Between WDBIA and the Official Plan

Downtown as a Regional Growth Centre

We appreciate the Downtown being described as a Regional Growth Centre.
This recognition of its importance as a mixed-used node, different from all
other nodes within the City, functioning as the cultural, community and
administrative centre of the City, is a significant step towards its further
development.

A thriving Main Street community that builds on existing assets that
include:

e Recreational Canal and Trails

e A growing multiethnic business presence

e Availability of a rich food culture and dining options

e Professional services

e Local cultural assets and institutions.

These assets serve as a sound foundation for equipping Welland with
unique local visitor experiences. We believe that this will not only enhance
the local economy but also cultivate the lucrative Niagara Leisure Tourism
economy, which we feel has much greater potential than what has been
indicated in this plan.

Welland, as a Complete Community
Although the Plan describes Downtown as a ‘Complete Community,” and
the majority of the proposed direction is strongly supported, there is a great

deal of work to be done that will require collaboration with other levels of
government, businesses, social purpose organizations, and citizens.

Planning and Land Use Policies

4.1.1 Planning Objectives
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We are also very pleased and supportive of the following planning policies
for the Downtown:

Mixed-Use Node

To Maintain and Enhance the Role of the Downtown as the City’s Primary
Mixed-Use Node, the City will continue encouraging land uses to help
promote the Downtown, maintain, and enhance its status as its preeminent
mixed-use node.

A Healthy, Attractive and Pedestrian-Friendly Downtown The city will
continue to support projects that improve its downtown area and create an
aesthetically pleasing, pedestrian-friendly environment with complete
streets.

To Support a Mix of Uses in the Downtown
The City supports a variety of compatible land uses in its Downtown which
are mixed at both the block and building scale.

To Preserve, Enhance and Promote the Historic Character of the
Downtown The City supports the enhancement of the historic character of
its Downtown through the use of design criteria, where appropriate.

To Recognize Downtown as a Regional Growth Centre and the Primary
Location for Intensification and Redevelopment. The City aims to increase
residential development in its Downtown, a Regional Growth Centre.
Accordingly, the City will direct a significant amount to support growth and
redevelopment within its Downtown as it is one of the most viable locations
for residential intensification and redevelopment.

To Attract Public and Private Sector Investment into the Downtown

The City aims to revitalize its Downtown through continued public and
private sector investment into the Downtown. The City will utilize incentive
program(s) to attract investment through a Community Improvement Plan
for the downtown.
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To Create Strong Linkages between the Downtown and Adjacent
Neighbourhoods, the Welland Recreational Waterway and Welland River
Waterfronts. The City will pursue opportunities to improve pedestrian,
transit and cycling linkages between the Downtown and its surrounding
neighbourhoods and destinations.

To Attract Institutional Investment into the Downtown

The city aims to revitalize its downtown area through continued
institutional sector investment in the form of both educational and
government campuses, including satellite campuses.

The City will continue to encourage a diverse range of housing options
including affordable housing as well as market-based housing to meet the
needs of a diverse population.

Downtown Land Use Policies

We also support the following directions for Land Use Policies in 4.1.2
although in some cases additional suggestions are included:

4.1.2.1.1 Planned Function

The Downtown is a Regional Growth Centre and the City’s preeminent
mixed-use node and serves a variety of complementary functions. As a
Regional Growth Centre a significant amount of new growth will be directed
to the Downtown through intensification. The Downtown is intended to
accommodate the broadest diversity of uses and the greatest concentration
of activity. We particularly appreciate this direction.

4.1.2.1.2. Permitted Houses - No issue

4.1.2.1.3. Scale and Height - No issue

4.1.2.1.4. Density - No issue

4.1.2.1.5. Retail Priority Streets

We endorse this description of how the Downtown is being envisioned:
Retail Priority Streets are intended to cater to the pedestrian by creating a
comfortable, active and vibrant public realm. Retail Priority Streets, which
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include East Main Street, West Main Street, Cross Street, The Boardwalk,
King Street, and Division Street within the Downtown, shall have wide
sidewalks, buildings oriented to the public sidewalk, at grade uses outdoor
cafes, and a high level of streetscape design and activity.

xi. New buildings shall be encouraged to have awnings, canopies, arcades,
or front porches to provide weather protection; Very pleased to see this
although we would like to see design principles and standards applied to
ensure consistency. See Appendix D for a draft suggestion principles and
standards.

xii. Hotels shall be encouraged to locate on Retail Priority Streets with the
main fagcade and entrance facing the pedestrian predominant street. Very
pleased to see this. We see a downtown hotel as a priority.

4.1.2.2 Design
4.1.2.2.1 Mixed Use Development Form - No issue

4.1.2.2.2 Streetscape Improvements and Public Realm

Streetscape Improvements and Public Realm improvement of streetscapes
within the Downtown through the use of landscaping including trees,
sidewalks, bicycle lanes and bicycle parking, unique signage, lighting,
seating, street furniture, public art, and special paving, which promotes a
positive sense of place. We see bicycle lanes as a priority. Despite by-laws
that prevent anyone over 12 years old from riding on the sidewalk, bikes
and e-bikes are being ridden on the sideway, narrowly avoiding collisions
with pedestrians. We would also like to emphasize the streetside tree
canopy. Collaboration with WDBIA and INVEST will be essential. Lighting in
the back corridors of downtown is also critical for ensuring safety.

4.1.2.2.3 Landmarks

Landmark features, streetscape improvements, landscaping and significant
building forms shall be encouraged at the entranceways into the
Downtown.
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- Very pleased to see this included

4.1.2.2.4 Pedestrian Linkages

Pedestrian activity shall be encouraged in the Downtown by providing
pedestrian linkages between East Main Street and Division Street and
landscaped sidewalks, wherever possible. Parking, transit facilities and
pedestrian linkages shall be integrated wherever possible. - Supported

4.1.2.2.5 Service Access
For buildings on East Main Street and Division Street, secondary service
entrances shall be located at the rear, where possible. No issue

4.1.2.2.6 Improvements

Improvements in the Downtown in the form of infill development,
upgrading and rehabilitation shall be encouraged to enhance the character
of the Downtown, including the rear of buildings which are visible from
adjacent streets, parking lots and/or public areas.

Encourages infill development and upgrades to enhance Downtown but
lacks enforcement of ongoing maintenance.

4.1.2.2.7 Views and Vistas Corridors

In order to provide for the visual protection and enhancement of the dome
of the setting for the Court House, viewplanes corridors shall should be
maintained by ensuring that any new buildings and/or structures proposed
within the viewplanes corridors are compatible with the architecture of the
Court House and do not visually dominate or obscure the views of the
dome on the Court House from the corners of East Main Street and Cross
Street. Such buildings and structures shall be sensitive to sightlines toward
the dome of the Court House. In this regard, the development approvals
process should be used to review applications for additions and new the
development of buildings and structures to ensure that they which are sited
and designed to protect the viewpoint sightlines contained within the
viewplanes corridors. To this end, consideration may be given to permitting
some variation in building height to encourage building design and other
desired amenities that maximize sightlines' visual protection. — No issue
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4.1.2.2.8 Open Storage
No open storage shall be permitted within the Downtown. - No issue

4.1.2.2.9 Public Realm

The public realm shall be enhanced through urban design and investment
that contributes to safe, attractive, complete streets and desirable
communities. Urban design direction and guidance shall be incorporated
into any future Secondary Plan. - No issue

4.1.2.2.10 Traffic Patterns

The City will review and modify the Downtown’s connectivity and traffic
patterns on a yearly basis including the patterns of one way and two way
streets in order to support pedestrian, transit and traffic flows.

We appreciate that the City will review and modify the Downtown’s
connectivity and traffic patterns yearly, including the patterns of one-way
and two-way streets to support pedestrian, transit and traffic flows. The
proposal to shift downtown Welland to a two-way traffic system is
significant but has generated divided stakeholder opinions. While some
believe it could calm traffic and enhance safety, others worry about
potential congestion, especially at critical intersections. Welland’s unique
infrastructure, including one-way bridges, complicates comparisons to other
cities. Concerns include increased pollution, noise, and the potential neglect
of areas like Division Street. While the two-way traffic idea has merit, it
needs careful consideration within the city’s broader vision, possibly
exploring alternatives like pedestrian-only zones. A future survey will be
essential to gauge stakeholder opinions and ensure any changes benefit
downtown's revival.

4.1.3 Additional Policies

4.1.3.1 Parking
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e Support parking within the downtown area and adequate off-street
parking. - No issue

The following policy directions are also supported.

4.1.3.3 Intensification

The Downtown is intended to serve as the primary location for one of the
key locations for residential intensification that supports the overall mixed
use development of the downtown. Intensification and redevelopment
within the Downtown should address the policies of this Plan.

4.1.3.4 Intensification Supporting Transit Centre

Intensification projects anticipated for the Downtown are intended to
contribute to an increased density of residents and employees which will
be supportive of the City’s existing transit hub located within the
Downtown.

4.1.3.5 Intensification Form and Main Street Sense of Place

Intensification projects within the Downtown should match the pre-
established ‘street wall’ setback of adjacent buildings in order to maintain a
continuous street wall and preserve a “main street” sense of place in the
Downtown. In places where no ‘street wall’ exists, infill development
should be located with a minimum setback from the street and serve as a
catalyst for creating a “main street” sense of place.

4.1.3.6 Fagade Improvement

The City encourages the upgrading, rehabilitation and redevelopment of
buildings and/or facades in the Downtown as set out in the City’s
guidelines, manuals or plans which may be in place from, time-to-time.

Promotes facade upgrades per City guidelines but needs stronger language
for compliance, especially for absentee landlords.

4.1.3.7 Heritage Preservation

Buildings and structures of historic or architectural interest shall be
conserved and incorporated, where appropriate, into any development or
redevelopment project. The preservation of areas of historic significance
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shall also be encouraged. — Strongly supported but needs to go beyond
conservation of historic buildings to fully address ongoing maintenance.

4.1.3.8 Land Use Compatibility

Provision shall be made for adequate buffering, including noise attenuation,
to mitigate any possible adverse effects of uses in the Downtown on
adjacent residential areas. Special studies, including but not limited to,
traffic, noise, vibration, shadow and lighting, may be required, upon the
request of the City, in an effort to mitigate any potential adverse impacts. —
No issue

14.1 Implementation Policies:

We are also very supportive of the following more general policy directions
apply to implementation:

Increase the Profile of and Support for Arts and Culture
The City recognizes the social and economic benefits of supporting
arts and cultural initiatives and aims to significantly increase its
profile in this area. We see this as critical for placemaking, economic
development, and attracting a percentage of the 13 million visitors
that visit Niagara Falls annually.

Welland Recreational Waterway Integration with Downtown
It is intended that those portions of the Welland Recreational
Waterway and the Welland River through Downtown shall be treated
as special features / amenities and, as such, shall be functionally and
visually integrated with other Downtown uses.

Investment in the Downtown

Welland will support investment in Downtown so that it continues to be an
attractive destination for residents and visitors and functions as a vibrant,
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mixed-use neighbourhood linked to the recreation opportunities in and
around the Welland Recreational Waterway.

Incentives for Reinvestment

We appreciate that Providing Financial Incentives for Reinvestment in
strategic locations through Community Improvement Plans (Downtown
Community Improvement Plan, Affordable Housing Community
Improvement Plan and Brownfield Community Improvement Plan) have
been included. However, in 14.10.1 COMMUNITY IMPROVEMENT PLANS We
would like to see increased Community Improvement funding for Storefront
Facades and a more efficient process.

Strategic Investments
Making Strategic Investments in the public realm and infrastructure within
the Downtown and other intensification areas.

Support for Live/Work Development, such as home occupations and live-

work buildings is permitted in all residential High-rise Density designations,
and live-work buildings are encouraged to locate on collector, arterial, and

regional roads.

Downtown and Health and Wellness Cluster Community Improvement
While this is supported, the WDBIA has been advocating for expansion of
our existing catchment area (several business owners in that area have
requested the extension). As noted by the title provided in the Official Plan,
it is already considered part of ‘downtown.’ The additional funding it will
generate will allow us to do more to benefit and support the area's
businesses and social profit organizations. We would also like the East Main
WDBIA boundary main extended beyond the railway tracks.

We sincerely appreciate this exciting vision and the opportunity to share the
voices of Downtown BIA members.

NOTE: Four Appendices Follow
18



APPENDIX A: Explanation of an Official Plan

(our suggestion for inclusion at the beginning of the Plan)

What Is An Official Plan

An Official Plan is a comprehensive policy document that shapes a
community's future development. It ensures that growth is well-planned,
sustainable, and reflects local needs and values. It is designed to ensure
that future growth and development meet the community's specific needs
while considering a broad range of interests and perspectives. Citizens,
businesses, and social purpose organizations can help shape the vision for
their community’s future by participating in the planning process.

Purpose And Benefits of An Official Plan

Public Awareness: It ensures the public is aware of the municipality’s
general land use planning policies.

Coordination: Helps ensure that growth is coordinated and aligned with
community needs.

Understanding Land Use: Assists community members in understanding
how their land may be used now and in the future.

Conflict Resolution: Provides a mechanism to evaluate and settle conflicting
land uses while meeting local, regional, and provincial interests.

Differences from Zoning By-Laws

While an Official Plan sets out the broad vision and goals for future
development, zoning bylaws are more specific and legally enforceable.
Zoning bylaws implement the policies of the Official Plan by setting detailed
requirements such as minimum lot areas, maximum building heights, and
the number of parking spaces required.
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An Official Plan Typically Includes:

Land Use Policies:

Specifies where new housing, industry, offices, and retail will be located.

Determines the location of services such as roads, watermains, sewers,
parks, schools etc.

Growth Management:
Ensures that growth is coordinated and meets the community’s needs
Outlines when and in what order parts of the community will grow.

Community Improvement:

Identifies areas for community improvement initiatives.

Provides a framework for establishing zoning bylaws to regulate local
standards, such as the size of lots and the height of buildings.
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Appendix B: Proposed Community Values
(our suggestion for inclusion at the beginning of the Plan)

The values reflected throughout the Official Plan could be more explicitly
articulated and included at the very beginning of the plan. Perhaps those
provided in the City Strategic Plan could be included:

Efficiency: A core value that drives our approach, emphasizes optimizing
resources, processes, and systems to maximize productivity, minimize
waste, and achieve desired outcomes in a timely manner through
continuous improvement.

Social and Economic Innovation: A fundamental value that inspires and
propels us forward, fostering a culture of creativity, continuous learning,
and adaptive thinking to generate ground-breaking ideas, solutions, and
approaches that address complex challenges and drive meaningful
progress.

Integrity: We will emphasize honesty, accountability, kindness, compassion,
and ethical behaviours to guide our actions to ensure we consistently
uphold the highest standards of trustworthiness, transparency, and fairness
in all our endeavors.

Resiliency: To embrace our challenges and shape our future with a sense of
optimism and purpose through a community-led and future-ready

approach.

The following is a fifth value we would like to recommend for inclusion,
given that it is highlighted in the Official Plan:

Holistic Community Leadership: We will apply an integrated, whole-
community approach to policy and decision-making that balances social,
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economic, and environmental well-being, reflects a future focus, and
reflects compassion for the public good.

Appendix C: Draft Proposed Guiding Principles

Note: Most of these are already included in the draft Official Plan but have
not been extrapolated for the average reader. We would like to see
principles like these placed at the beginning of the document.

The following principles guide the Official Plan:

Complete or Integrated Planning

A holistic approach that considers economic, environmental, and social
factors together rather than in isolation. This will allow for more balanced
and better-informed policy and decision-making.

Sustainability and Livability

We will seek to meet present needs without compromising future
generations. This includes promoting economic growth that is
environmentally sustainable and socially inclusive. We will prioritize
promoting walkable and inclusive neighbourhoods, access to healthy food,
and green spaces. Policies will aim to reduce environmental impacts,
enhance public health, and improve residents' overall quality of life. It is
recognized that a healthy environment is crucial for both social well-being
and long-term economic prosperity.

Economic and Social Equity

Balancing economic growth with social equity is essential. The Official Plan
will reflect policies that support affordable housing, job opportunities, and
access to education, healthcare, and social services. This approach ensures
that all community members benefit from development and minimize
disparities.

Cultural Heritage and the Arts
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Cultural heritage will be integrated into all planning initiatives to ensure
that significant cultural resources are preserved and celebrated. This can
involve identifying and protecting heritage sites, promoting local arts and
culture, and incorporating creative and artistic elements into new
developments.

It also means celebrating our higher proportion of Indigenous residents
among municipalities in the Niagara Region and our Francophone
population.

Note: For comparison, the overall Indigenous population in the Niagara
Region is 3.0%, and Welland has 4.3%, one of the highest proportions of
Indigenous residents among municipalities in the Niagara Region, according
to the 2021 census data.

Additionally, 9.0% of Welland's population is a designated Francophone
community in Ontario, reflecting a solid history and vibrant Francophone
culture.

Ongoing Engagement to Ensure Regular Updates and Amendments

The Official Plan will remain dynamic and adaptable to changing community
needs and emerging issues. Regular updates and amendments, informed by
ongoing public consultation, will help keep the plan relevant and
responsive. This process allows for the incorporation of new data, shifts in
economic priorities, and evolving environmental concerns.

Transparent Decision-Making

Transparency in the decision-making process will build trust and
accountability. Clear information, offering opportunities for community
feedback, and publicizing results will be practiced.

Growth management: Policies to direct growth to appropriate areas while
protecting environmentally sensitive lands and agricultural areas. This
allows for economic development in suitable locations while preserving
natural assets.
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Mixed-use development: Encouraging a mix of residential, commercial, and
other uses can support economic activity while creating complete, livable
communities.

Transit-oriented development: Focusing growth around transit hubs can
boost economic activity while reducing car dependence and associated
environmental impacts.

Green infrastructure: Incorporating natural and engineered green elements
into urban planning supports environmental and economic goals.

Housing diversity: Policies to enable a range of housing types and densities
to address social needs while supporting economic development.

Employment lands: Designating and protecting lands for employment uses
helps maintain a robust economic base.

Cultural heritage preservation: Conserving heritage resources maintains
community character while potentially supporting tourism.

Stakeholder engagement: Involving diverse stakeholders in the planning
process helps ensure various perspectives are considered.

Long-term perspective: Official Plans typically look 20-30 years into the
future, allowing for consideration of long-term sustainability alongside
near-term growth

Climate Change Mitigation and Adaptation

The plan should incorporate policies that address climate change, including:
Reducing greenhouse gas emissions, enabling the use of renewable energy
resources, and protecting and enhancing tree canopy and natural areas.
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Appendix D: Proposed Policy for Building Exterior
Maintenance and Construction Standards

To ensure the aesthetic appeal, safety, and vibrancy of Downtown Welland,
all building owners are required to adhere to the following maintenance
and construction standards:

1. Exterior Maintenance Requirements:

All building exteriors must be maintained appropriately,
with no visible signs of neglect, such as peeling paint,
damaged facades, or structural decay.

Windows must be intact and free from damage. Boarded
windows are prohibited unless temporary and necessary
for safety reasons. In such cases, temporary boarding
must be removed and repairs completed within 30 days.
The City’s Design Review Committee will approve facade
painting and colour schemes that align with the
downtown’s aesthetic standards. The committee will
provide guidelines to ensure colour choices complement
the area’s historical and cultural character.

2. Construction Completion Standards:

Any new construction or renovation projects must have
a clear timeline for completion, agreed upon during the
building permit approval process.

Projects that remain unfinished for more than 12
months without valid justification will be subject to
penalties, including fines and potential legal action to
enforce completion.

In cases where construction has halted, the site must be
kept clean, safe, and visually screened to minimize the
impact on the surrounding community.

3. Fines and Penalties:
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Property owners who fail to maintain their building
exteriors or complete construction within the approved
timeline will be subject to escalating fines.

Continued non-compliance may result in further legal
action, including but not limited to liens on the property
or compulsory sale to recover costs incurred by the City
for corrective measures.

4. Enforcement and Compliance:

The City will conduct regular inspections to ensure
compliance with these standards. Property owners
found in violation will receive a notice to comply within a
specified timeframe.

Failure to address violations within the given timeframe
will result in fines, and if necessary, the City may take
corrective action at the owner’s expense.

5. Incentives for Compliance:

Property owners who consistently maintain their
buildings in accordance with the standards may be
eligible for incentives such as reduced permit fees for
future projects, grants for facade improvements, or
recognition through the City’s annual beautification
awards.
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765 Clare Avenue - Woodlands Quality Assessment
Date: November 24, 2025

Clients: Louie & Julia Sajn
Site: 765 Clare Avenue, Welland (Roll # 2719-010-008-10100)

This woodlands quality assessment includes observations during three (3) site visits from a
forest ecologist & biologist, Tom Staton, TE Staton Ecological Management, Wainfleet &
forestry staff from Trees Unlimited Forestry Consultants (TU), Welland. The site visits occurred
August 7 & 14, 2024 & April 28, 2025. Plants, trees & birds were documented & lists are
provided in Appendix A. The woodlands assessed are located on 765 Clare Avenue (Figure 1)

i I B
E NPCA Watershed Explort

Figure 1. Property boundaries
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765 Clare Avenue - Woodlands Quality Assessment - continued
November 24, 2025

Conversations with family members suggest that their father began the Christmas tree farm in
the early 1980's as a commercial endeavor growing & selling Christmas trees to neighbours,
friends & family. Their father managed the Christmas tree operation until the spruce & Scots
pine became non-merchantable due to poor form, excessive size, low stocking & increased
competition for sales.

The trees were planted in rows running east to west directly behind the residence & then
planted north to south along the western border. The stocking is variable which would support
that trees were harvested for Christmas trees. There is also evidence of shallow holes scattered
throughout suggesting that trees were once removed, presumably by tree spade, and sold for
landscape stock. Site photos are listed in Appendix B.

Currently, the woodlands are a monoculture of Norway spruce with lesser amounts of
cottonwood, Scots pine, black walnut, willow sp., green/white ash, black cherry & white birch.
Trees are estimated between 25-42 years old which is supported by aerial photographic
evidence from the Brock University's online directory, family records & on-site assessments.
There is scattered & limited amounts of moderate to poor quality natural regeneration
including green/white ash, black walnut, Scots pine & some Norway spruce.

The recent infestation of the destructive Emerald Ash Borer (EAB) has had a major impact on
the stocking, canopy closure & forest height. EAB has also allowed the introduction of
numerous invasive species. Of the 41 plants species observed, 22 or 54% are considered
invasive. And, of the 19 tree species observed, 6 or 32% are considered invasive. Both species
of buckthorn are well-established & will continue to spread without intervention. There were
no significant bird or plant species observed & the collection of plants were those species
found in ecosystems that have been significantly disturbed.

Canopy closure is generally 90% with breaks & small pockets caused by EAB ash mortality,
cottonwood decline plus increasing numbers of Scots pine & some spruce succumbing to the
juglones, a naturally produced herbicide, produced by the very large black walnut on the
property boundary to the north. Again, unless the black walnut is removed, it will rapidly
contribute to the decline & mortality of the conifers. Also, the standing dead trees make the
stocking look greater that it actually is.

The live crown ratio (LCR) of the spruce was variable with a range of 10 to 40%. Spruce will not
respond to thinnings or survive long term once the tree’s canopy drops below 25% of the total
height of the tree. The LCR is very concerning in the interior where crowns are the smallest.

During the various site visits, dumping & tree removal by neighbours were pervasive. There

were atleast three (3) dumping trespasses plus two (2) neighbours who have removed trees.
Figure 2 shows trespasses & tree removals.

Page 2



765 Clare Avenue - Woodlands Quality Assessment - continued
November 24, 2025
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Figure 2. Areas of trespass, tree removal & decline of neighbouring Scots pine.

All evidence collected supports that the woodlands were planted as part of a family driven
Christmas tree farm. The spruce monoculture is suffering from over-maturity, EAB tree
mortality, black walnut expansion, shallow & poorly drained soils, windthrow, numerous
invasive species & trespass.

The ecological trajectory of the spruce monoculture is not good. The spruce will continue to die
due to declining crowns & the lethal impacts of the black walnut juglones. The numerous &
aggressive invasive plants will continue to displace native plants by out competing them &
preventing a diverse & healthy understory. Also, canopy cover is being lost to tree removal by
adjacent neighbours.

The spruce monoculture is not a natural forest & without significant short term & long term
silviculture, the spruce & Scots pine will continue to collapse. The woodlands will become
dominated by black walnut & the suite of invasive species that are compatible with black
walnut. In the Niagara Peninsula, these types of open, grass dominated ecosystems also harbor
the blacklegged tick, a parasite that transmits Lyme disease.

It is the opinion of the assessment team, that the spruce monoculture is not worthy of
protection or retention.
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Sajn (763 Clare Ave) - PLANT LIST - Field days: July 31 Aug 7, 2024 plus April 28, 2025

765 Clare Avenue - Woodlands Quality Assessment - continued
November 24, 2025

APPENDIX A

Plant List

763 Clare Ave

Herbaceous Latin Name Comman Name CcC WC

Aegopodium podagraria goutweed 0 0 0
Alliaria officinalis garlic mustard 0 0 0
Apocynum sp. dogbane species X X X
Carex sp. sedge sp. X X X
Circaea quadrisulcata enchanter's nightshade X X X
Carnus amomum silky dogwood 5 -4 5
Cornus racemosa gray dogwood 2 -2 2
Equisetum arvense field horsetai 0 0 0
Geum sp. avens sp. ¥ X X
Glecoma hederacea gill-over-the-ground (ground iy 0O 3 0
Hypericum punctatum spotted 5t John's-wort 5 -1 5
Juncus effusus saft stem rush < -5 <
Leersia oryzoides rice cut grass 3 -5 3
Lemna minor commaon duckweed 2 5 )
Lanicera tatarica Tartarian honeysuckle 0 3 0
Lysimachia nummularia creeping Charlie 0 -4 0
Lythrum salicaria purple loosestrife 0 -5 0
Moss sp. moss Sp. X

Onoclea sensibilis sensitive fern -3

Oxalis sp. wood-saorrel sp. X

Parthenocissus inserta thicket creeper 3

Phleum pratense Timothy grass 3

Phragmites australis

commaon reed

Plantago major

common plantain

X X
4 4

X X

3 3

0 -1 0

Prunella vulgaris heal-all [prunella) 5 5 5
Rhamnus cathartica European buckthorn 0 3 0
Rhamus frangula glossy buckthorn 0 -1 0
Rhus radicans [negunda) climbing poison ivy 5 -1 5
Rubus occidentalis black raspberry 2 5 2
Rumex crispus curled dock 0 -1 0
Scirpus cyperinus woolgrass 4 -5 4
Solanum dulcamara bittersweet nightshade 0 0 0
Solidago rugosa rough-stemmed goldenrod 4 -1 4
Solidago sp. ealdenrod sp. X X X
Spiraea alba meadowsweet 3 -4 3
Stellaria media commaon chickweed 0 5 0
Tovara virginiana Virginia knotweed X X X
Veronica officinalis common speedwell 0 5 0
Veronica sp. speedwell sp. X X X
Viola sp. violet sp. X X X
Vitis riparia wild grape 1] -2 0
MNumber of Herbaceous Species 41

Mean Coefficient of Herbaceous Conservatism 16

# Sps considered non-native:

22 of 41 (54%)

Trees Unlimited - Herbaceous Plant Inventory - Short List w Invasives - 2025 11 21
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Sajn (763 Clare Ave) - PLANT LIST - Field days: July 31 Aug 7, 2024 plus April 28, 2025

765 Clare Avenue - Woodlands Quality Assessment - continued
November 24, 2025

APPENDIX A - continued

Tree List

Tree Latin Name Comman Name CC WC 763 Clare Ave
Acer negundo Manitoba maple 0 2 0
Acer platanoides Norway Maple 0 5 0
Acer saccharinum silver maple 5 -3 5
Catalpa speciosa northern catalpa 0 3 0
Fraxinus pennsylvanica green ash 3 -3 3
Juglans nigra black walnut 5 3 5
Malus pumila common apple ] 5 0
Picea abies Norway Spruce 0 5 0
Picea glauca white spruce B 3 B
Pinus strobus eastern white pine 4 3 4
Pinus sylvestris Scots pine 0 5 0
Populus deltoides eastern cottonwood 4 -1 4
Populus grandidentata largetooth aspen 5 3 5
Populus tremuloides trembling aspen 2 0 2
Prunus nigra black cherry 4 4 4
Quercus rubra red oak B 3 ]
Salix discolor pussy willow 3 -3 3
Thuja occidentalis eastern white cedar 4 -3 4
Ulmus americana white elm 3 -2 3

MNumber of Tree Species 19
Mean Coefficient of Trees Conservatism 2.8
Mean Coefficient of Herbaceous & Trees Conservatism 2.2

# S5ps considered non-native: 6 of 19 (32%)

nvasive species|Plants that spread aggressively, through roots systems or

seed that displace plants by outcompeting them for
sunlight, nutrients & mositure.

Coefficient of Conservatism [CoC) [CoC is numerical rating, from 0-10, assisgned to a plant

species to indicate its tolerance for disturbance & its
fidelity to high-quality natural habitats.

Low CoC values [<3) are given to plants that gre tolerant
of, or even thrive in, highly disturbed or degraded

Trees Unlimited - Herbaceous Flant Inventory - Short List w Invasives - 2025 11 21
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765 Clare Avenue - Woodlands Quality Assessment - continued
November 24, 2025

APPENDIX A - continued

Dates Inventoried:
July 31 Aug 7, 2024
202504 28

American Crow

Bird List

Saijn [T63 Clare Ave] - Bird Inventory

Common Snipe

Morthern Flicker

American Goldfinch

Common Yellowthroat

Morthern Harrier

American Kestrel

Cuckoo sp.

Marthern Mockinghird

American Pipit

Dark-eyed Junco

Owenbird

American Redstart

Dhle-crested Cormorant

Pied-billed Grebe

American Robin

Downy Woodpecker

Purple Martin

American Tree Sparrow

Eastern Bluehird

Raven

American Woodcock

Eastern Kinghird

Red-bellied Woodpecker

Bald Eagle

Eastern Phoebe

Red Brested Muthatch

Baltimore Oriole

Eastern Towhee

Red-eyed Vireo

Barn Swallow

Eastern Wood-Pewee

Red-tailed Hawk

Belted Kingfisher

Euopean Starling

Red-winged Blackbird

Black & White Warbler

Field Sparrow

Ring-billed Gull

Black-capped Chickadee

Golden Crown Kinglet

Rose-breasted Grosheak

Black-crowned Night-heron

Grasshopper Sparrow

Ruby-throated Humminghird

Black-throated Blue Warblen

Gray Cathird

Sandhill Crane

Blue Grey Gnat Catcher

Great Blue Heron

Savannah Sparrow

Blue Jay

Great-crested Flycatcher

Sharp-shinned Hawk

Blue-headed Vireo

Great horned owl

Song Sparrow

Blue-winged Warbler

Greater Scaup

Spotted Sandpiper

Bobolink

Green heron

Swainson's Thrush

Bonaparte's Gull

Hairy Woodpecker

Swamp Sparrow

Brown Thrasher

Herring Gull

Towhee

Brown-headed Cowhird

Horned Lark

Tree Swallow

Bufflehead

House Finch

Tufted Titmouse

Canada Goose

House Sparrow

Turkey Vulture

Cape May Warbler

House Wren

White Brested Nuthatch

Carolinia Wren

Indigo Bunting

White-crowned Sparrow

Caspian Tern

Killdeer

White-throated Sparrow

Cedar Waxwing

Magnolia Warbler

Wild Turkey

Chestnut-sided Warbler

Mallard

Willow Flycatcher

Chimney Swift

Merlin

Wood Thrush

Chipping Sparrow

Mourning Dove

Yellow Warbler

Common Grackle

MNarthern Cardina

Yellow-rumped Warbler

Common Merganser

Stick nest tally - 0

Species tally - 11
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765 Clare Avenue - Woodlands Quality Assessment - continued
November 24, 2025
APPENDIX B

Site Photos

Fig. 5. Spruce with severe scaring Fig. 5. Spruce with poorly formed crown
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765 Clare Avenue - Woodlands Quality Assessment - continued
November 24, 2025
APPENDIX B - continued

Fig. 7. Evidence of spaded tree
N m B, 15

Fig. 9. Tree removal on adjacent property
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