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0.0 SUMMARY
An official plan amendment, zoning by‐law amendment and redline revision to an approved draft plan of
subdivision are being filed on behalf of 555 Canal Bank Developments GP Inc (555 Canal Bank) for revisions
to an approved residential subdivision on lands known municipally as 401 Canal Bank Street in the Dain
City area of Welland Ontario. These lands were originally approved by Council for a residential subdivision
in 2006 with revised approvals issued in 2007 resulting from comments related to required minimum
setbacks from industrial uses (Provincial D‐6 guidelines). The 2007 approvals, which have since been
granted an extension until September 2020, were such that certain lands (the buffer lands) were excluded
from the approved subdivision. In 2008, shortly after the revised approvals, the adjacent industrial use
(that prompted the need for a 300 metre buffer) shut down and the site has been vacant ever since. In
2019, 555 Canal Bank purchased the adjacent industrial site with the intent to develop it as a mixed‐use
community thereby eliminating any future need for a buffer.
At this time planning applications are being submitted in support of the residential development of the
Site and are meant to generally re‐instate the original (2006) residential approvals that allowed for
development of the whole site. The enclosed applications no longer identify and exclude the buffer lands.
Specifically, the proposal would allow for a maximum development of 1,405 residential units consisting of
a mix of detached dwellings, semi‐detached dwellings and townhouses, a stormwater management pond,
parks and open space on approximately 72 hectares of land currently designated “Greenfield Area” by the
City’s Official Plan.
The City of Welland Official Plan states that it “supports compact, mixed‐use, transit supportive
neighbourhoods on its Greenfield Areas that allow for the efficient use of land, infrastructure and public
service facilities” (WOP 3.4.5.1.C). The proposed subdivision is compact and allows for the efficient use of
land, infrastructure and public services; furthermore, supports the ultimate achievement of minimum
density targets as required by the Province, the Region and the City.
In conclusion, the subject applications are consistent with, and have regard for, provincial planning
policies and objectives as well as those of the Niagara Region, City of Welland and Niagara Peninsula
Conservation Authority. These policies continue to support residential development of the subject site,
encourage the logical extension of the Dain City community to the Site and supports the infrastructure
and amenities proposed to support the community.
The proposed applications for official plan amendment, zoning by‐law amendment and redline revision to
the approved draft plan of subdivision represent good land use planning, are consistent with the PPS,
conform to the Growth Plan and we recommend their approval in support of 555 Canal Bank’s proposed
Dain City Subdivision.
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1.0 INTRODUCTION
Armstrong Planning and Project Management has been retained by 555 Canal Bank Developments GP Inc.
(555 Canal Bank) in support of the development of lands known municipally as 401 Canal Bank Street (the
Site) as outlined in Figure 1 (Site and Context Plan). The Site is generally rectangular (tapered) in shape
and has an “arm” that projects westward towards Canal Bank Street from the north west corner of the
site. In 2006, an official plan amendment, zoning by‐law amendment and draft plan of subdivision were
approved by Council to allow up to 982 dwelling units, roads, parks, open space and a storm water
management pond (City of Welland File No. 26T‐14‐06002). Following approvals, the owners of the
adjacent industrial lands submitted comments associated with the Province’s D‐6 compatibility
requirements related to setbacks from industrial sites. In 2007, as a result of these comments and ensuing
discussions, the original planning approvals were revised to include a 300m buffer designated and zoned
as open space thereby excluding certain lands from the draft plan by way of a redline revision. The site‐
specific official plan amendment (OPA 119), zoning by‐law amendment (ZBA 2006‐162) and draft plan of
subdivision subsequently approved as a redline are attached as Appendix A.
In 2008, one year after the revised approvals were issued, the John Deere manufacturing plant (who
requested the 300m buffer that resulted in a redline to the draft plan and revised OPA and ZBA) shut
down and the John Deere lands have been vacant ever since. In 2019 555 Canal Bank purchased the
adjacent industrial lands (the “John Deere lands”) and as a result there is no more need for a 300m buffer
on the 401 Canal Bank site. Furthermore, all buildings on the John Deere lands were demolished during
late summer/fall of 2019. It is the intent of 555 Canal Bank to develop the John Deere lands as mixed‐use
community including residential, mixed‐use, open space and parkland. Applications for which will be made
through a separate submission sometime in the near future.
At this time, 555 Canal Bank has hired Armstrong Planning & Project Management to coordinate planning
submissions in support of new applications for the Site to amend the official plan and zoning by‐law and to
revise (through redline) the approved draft plan of subdivision. This will facilitate the full build‐out of the
Site and will reinstate the residential approvals originally (2006) permitted on the Site. The enclosed
applications are meant to amend Schedule A and certain text of the Official Plan (Land Use Map and
densities), amend the zoning by‐law to reflect a revised draft plan (lot/block layout) and housing types
being offered by the Owner and redline the approved draft plan to reflect the new road and block plans
for the lands.
In support of the enclosed applications and following the recent purchase, by the Owner, of 555 Canal
Bank Street a master neighbourhood plan was drafted to demonstrate the ultimate vision for the two
properties. The master neighbourhood plan, attached as Figure 2 (Draft Community Master Plan),
provides an overall vision for development of two significant pieces of vacant land within the Dain City
area of Welland. Applications for the John Deere lands will be submitted at a later date.
Finally, the purpose of this report is to evaluate conformity of the revised development scheme and
associated applications (official plan amendment, zoning by‐law amendment and redline to the existing
draft plan of subdivision) to the current planning policy framework at the provincial and local levels. A
review of the Provincial Policy Statement 2020 (‘PPS’), the Growth Plan for the Greater Golden Horseshoe
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(the ‘Growth Plan’), the Niagara Region Official Plan (‘NROP’), the City of Welland Official Plan (‘WOP’) and
other relevant policies and guidelines relating to the subject lands, have been conducted. This report
provides an analysis of and justification for the proposed development (as revised) in accordance with
good planning principles and as a basis for the advancement of certain planning applications through the
planning process.

1.1 SUPPORTING DOCUMENTATION
In support of the official plan amendment, zoning by‐law amendment and redline to the draft plan of
subdivision, the following materials have been included to facilitate staff’s review of the enclosed
applications:
1.
2.
3.
4.
5.

Noise and Vibration Feasibility Study, prepared by HGC Engineering, dated March 10, 2020;
Updated Traffic Analysis (Phase 1), prepared by WSP, dated March 2020;
Functional Servicing Report, prepared by Upper Canada Consultants, dated March 2020;
Stormwater Management Plan, prepared by Upper Canada Consultants, dated March 2020;
Land Use Compatibility – Air Quality Assessment, prepared by SLR Consulting (Canada) Ltd. dated
February 2020;
6. Welland City Water and Wastewater Servicing – Preliminary Capacity Assessment, prepared by
WSP, dated March 10, 2020; and
7. Planning Justification Report by Armstrong Planning & Project Management, dated March 12,
2020.
The intent of submitting these materials is to update the reports currently on file so they reflect the
proposed draft plan (as proposed via redline #2) and current local information and standards.

1.2 CURRENT STATUS OF LAND
Soil testing conducted on site has identified contamination as a result of past land use (including the
construction of the Welland Shipping Canal, an old railway line that ran through the site and a former auto
wreckage yard). A Phase 2 Environmental Site Assessment was completed by EXP (dated June 5, 2019) and
has previously been submitted to Christine Rossetto at the City of Welland in support of applications to
participate in the City’s brownfield remediation incentive programs; additional copies are not included in
this submission but can be provided upon request. Previously this site was owned by the federal
government and was used to support construction of the Welland Shipping Canal (it is effectively a
stockpile of waste material generated through excavation of the canal). One by‐product of the canal
excavation is a significant amount of peat that is buried throughout the site. It is the intent of the owner to
remove the peat at the same time as remediation is taking place as both require the removal of soils from
the site. Existing grades are significantly higher on site (9‐13 metres) than on the surrounding lands and
slopes from adjacent lands to the top of the stockpile are man‐made and very steep.
At this time, the subject lands are vacant but were draft approved in 2006 and revised via redline revision
in 2007 for a residential development with up to 982 residential units (Redline #1; as shown in Appendix
A). Redline #1 incorporated a 300m buffer providing separation from the now vacant industrial lands to
the west as requested through discussions with the former owners of the John Deere lands (now vacant
industrial land). Extensions to the 2007 draft plan approval have been requested and granted by the City
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ensuring the approvals are still valid (and did not lapse). The extension was granted until September 2020
and another extension will be requested this summer if necessary. At this time the Owners have prepared
a submission to redline the existing approval (Redline #2) to amend the site area to include lands that
used to fall within the 300m buffer.
The subject site was purchased by 555 Canal Bank in 2019 and shortly thereafter a detailed engineering
submission for development of the southern portion of the subdivision (phase 1) was submitted to the
City for review. Since then 555 Canal Bank also purchased the adjacent industrial lands at 555 Canal Bank
Street (the “John Deere Lands”) which have not been used for industry since the plant closure in 2008.
This has provided the opportunity for the Owners to revisit the existing approvals of 401 Canal Bank
Street. Specifically, as described previously, the intent is to revise the existing planning approvals for the
site to re‐incorporate lands within the 300m buffer.

2.0 SITE LOCATION & CONTEXT
2.1 General Location
The site is located in Dain City at the south end of Welland. Specifically, the site is located south of
Townline Tunnel Road (Highway 58A), north of Forks Road, east of a railway corridor, the vacant “John
Deere lands”, Verbio Diesel Canada Corporation (south‐west; previously known as Atlantic Biodiesel) and
Canal Bank Street, and west of the Welland Shipping Canal (Figure 1). The lands are legally described as:
Part of Lots 20, 21, 22 and 23 Concession 5. Part of the road allowance between Lots 20 and 21
Concession 5 and Part of the road allowance between Lots 22 and 23 Concession 5 (closed by By‐
law No. 855, Instrument No. HU8243; Geographic Township of Humberstone) City of Welland,
Regional Municipality of Niagara.

2.2 Surrounding Land Uses
Land uses and built form characteristics in the vicinity of the subject lands include (see Figure 3,
Surrounding Land Use Map):
NORTH:

The lands immediately north of the Site consist predominately of the Canadian National
Rail principal mainline and Townline Tunnel Road (Regional Highway 58A). North of
Highway 58A, uses include light industrial, utility and residential.

SOUTH:

Directly south of the site along Forks Road there are several existing residential detached
homes and further south are vacant lands recently approved for residential development.

EAST:

the Welland Shipping Canal and further east, federally owned lands.

WEST:

A rail corridor runs north‐south along the full west property‐line, adjacent to the rail line
(and further west) is Verbio Diesel Canada Corporation (previously Atlantic Biodiesel) and
vacant land formerly, the John Deere facility. To the west of the John Deere lands is Canal
Bank Street and the Welland Recreational Waterway.
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The subject site is directly east of Verbio Diesel Canada Corporation and an active rail line used for
shunting and moving cars to and from Verbio. Both Verbio and the rail line produce stationary noise that
must be studied to ensure proper mitigation (if needed) can be incorporated into subdivision design. Once
impacts are assessed, mitigation measures can be designed to minimize impact on the future residential
land use. A noise and vibration report was completed by HGC and is enclosed for further review. Based on
the current land classification and existing noise levels a +/‐ 10m berm and fence have been designed to
reduce the impact on adjacent homes.
It is the intent of the owner to request that certain lands adjacent to the west property‐line be considered
a “Class 4 area” under the Environmental Noise Guidelines. With this designation it will be possible to
reduce the overall height and footprint of the berm proposed and free up space to build a trail or walkway
that runs north‐south adjacent to the west property‐line. This trail could be used to join Forks Road and
any future trail that might run within the Seaway lands under the bridge and westbound towards the
Recreational Canal (see Figure 6).

3.0 PROPOSED DEVELOPMENT
3.1 Development Proposal: 555 Canal Bank’s Dain City Subdivision
The proposed development (Redline #2; Figure 4) includes a variety of homes with up to seven (7)
different unit types. Specifically, the current lotting plan contemplates a mixture of townhouses, semi‐
detached homes and single detached homes with frontages of 8m, 9m, 10m, and 11m. Figure 5 (Proposed
Breakdown by Unit Type) provides a breakdown of lot types proposed throughout the subdivision. The
proposed development also includes a stormwater management pond, open space and three park blocks
providing ample access to greenspace (with particular focus on creating connections to the Welland
Shipping Canal; Figure 6 – Proposed Greenspace and Trail Network). Furthermore, Street A has been
widened to 23m from Forks Road to the intersection with Street X creating a welcome entry and sense of
arrival to the subdivision.
The subject site contributes to the development of a compact urban form and the creation of a complete
community by providing a range of housing, improving access to open space and using good urban design
practices to improve the streetscape and pedestrian environment. The road pattern has been laid out in a
grid format maximizing opportunity for easy and quick pedestrian, bicycle and vehicular connections.
Furthermore, cap end blocks have been designed along Street A ensuring that homes are positioned to
frame the street using good urban design practices to welcome residents to the community.
The road system includes Street A, a collector road designed with a 21m right of way (except at the
subdivision entrance where it is designed to 23m as indicated above) while the remaining local roads have
been designed to 18m widths. Also included as part of the proposed development is the urbanization of
Forks Road in front of the Site.
The City’s urban design guidelines state that “canals and waterways can have a dramatically important
role in defining sense of place and well‐being” thoughtful design of the subdivision has led to the
placement of the central neighbourhood park directly adjacent to the Canal ensuring public access is
provided and celebrated (visual access only as physical access is prohibited by the St. Lawrence Seaway).
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There is a second park and associated open space to the north end of the site that also provides visual
access for the community to the canal; a third park in the north west corner of the subdivision ensures
easy access to parks for all residents throughout the proposed community. Furthermore, there are two
significant open space blocks being proposed along the west and north‐east property lines. In total the
proposed development is 72.132 hectares and includes 3.639 hectares (5%) of parkland and an additional
13.338 hectares (18.5%) of open space (see Figure 6, Proposed Greenspace and Trail Network).
The redline revisions proposed to the approved draft plan support the creation of a mixed‐use and
compact development with connected open space and will allow for the full buildout of the subject site
(for Redline #2 proposed draft plan of subdivision see Figure 4). At this time, it is thought that the
subdivision will be registered in 3 phases as outlined in Figure 7 (Phasing Map). The preliminary phasing
plan has been set out based on the logical phasing of services and to be able to respond appropriately to
changing market demands as each phase is built. Phasing may change over time as the plan evolves and is
being presented on a preliminary basis only.
Table 1 outlines the proposed unit breakdown by type for 555 Canal Bank’s proposed Dain City
Subdivision. In order to maximize flexibility, the draft plan includes lotless blocks which identify a
minimum lot frontage and a maximum number of lots within each development block. This format is
widely used and accepted in neighbouring municipalities including the County of Brant and City of
Hamilton.
Table 1: Dain City Subdivision by 555 Canal Bank – Dwelling Units by Type
Draft Plan of Subdivision
LANDS
Block Plan
Area (ha)
Residential Detached
(10.0m minimum)
Residential Detached
(8.0m minimum)

Residential Attached
(5.5m minimum)
Parks & Open Space
Stormwater Management
Roads
TOTALS

1‐2, 4, 5, 7, 19, 21, 22, 24, 29, 54, 58,
59, 60, 69, 92‐94, 98, 101‐105, 109
3,6,8,10‐14,16,18,20,23,25,26,28,
30,32,33,36‐41‐44,45,48‐53,55,57,61,
62, 64‐66,68,70,72‐74,76‐78,80‐82,84‐
88,90,91,95,97,99,10,106,108,110,111
,113‐116,118,120‐124
9,15,17,27,31,34,35,42,43,46,47,56,63
,67,71,75,79,83,89,107,112,
117,119
125‐127,129‐130
128

12.015

Maximum
Number of Lots
360

18.864

725

6.273

320

16.977
2.078
15.925
72.132 ha

1,405 units

3.2 Description of Planning Applications
Official plan and zoning by‐law amendment applications along with a redline revision of the approved
draft plan of subdivision are being submitted concurrently to expedite planning approvals needed to
support development of the Site.
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An official plan amendment is required to re‐designate certain lands from Open Space to Residential Low
Density and to amend the density range permitted within the low‐density residential designation. OPA
119 was approved on the subject site in October 2006; following this approval and after discussions with
the adjacent land owner the original approval was revised to exclude certain lands from the subdivision
and establish a 300m buffer between existing industrial and proposed residential uses. As a result, in
September 2007, OPA 119 was amended under provisions of subsection 17(34) of the Planning Act R.S.O
1990, to change the designation for certain low‐density residential lands to open space (see Appendix A,
current Official Plan mapping).
The current official plan amendment proposed in this application is technical in nature and is meant to re‐
instate the previously approved low‐density residential designation to lands throughout the subject site,
removing the 300m buffer, (see Figure 8, Proposed Official Plan Amendment) and to update the text as
needed to reflect the density permitted within the Low‐Density designation as proposed by the Owner.
The current subdivision plan includes a mix of housing types and sizes providing a range of affordability to
purchasers. To support a range of housing and lot sizes, the density proposed through this application for
lands designated “low‐density residential” is from 29 to 58 net units per hectare. A copy of the proposed
official plan amendment can be found in Appendix B.
The site‐specific zoning by‐law amendment now proposed would update zoning over the entire site to
reflect a new road and lot layout and reflect a different housing product built by 555 Canal Bank.
Specifically, the provision table under RL2‐58 will be revised to reflect zoning standards needed for the
dwelling types proposed by the owner and Schedule A of the by‐law will be updated to reflect the new
draft plan layout. This is a technical amendment to re‐instate residential zoning on lands previously
excluded as a direct result of the 300m buffer, and revised mapping to respond to the underlying draft
plan revisions. Proposed zoning would facilitate the development of a mix of townhouses, semi‐detached
homes and detached homes (5.5m, 8m, 9m, 10m and 11m frontages) and update the City’s zoning
standards to accommodate the homes proposed by 555 Canal Bank (see Figure 9, Proposed Zoning Map).
A copy of the proposed zoning by‐law amendment can be found in Appendix C.
Finally, the draft plan of subdivision redline submission is meant to update the draft plan layout and to
include the lands previously inside the 300m buffer. The new layout also provides a better community
structure by consolidating park blocks so they are larger, more accessible and more programable. A copy
of the proposed draft plan of subdivision can be found in Figure 4.

4.0 POLICY CONTEXT
Planning approvals were granted for the Site in 2006 (with revised approval granted in 2007) to
accommodate a residential subdivision; however, in support of the proposed changes a fulsome policy
review of the current policy regime has been completed. The following sections include detailed
information regarding the applicable planning policy including the Provincial Policy Statement, Growth
Plan for the Greater Golden Horseshoe, Region of Niagara Official Plan, Niagara Peninsula Conservation
Authority, City of Welland Official Plan and City of Welland Zoning By‐law 2017‐17.
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4.1 Provincial Policy Statement
The Provincial Policy Statement (PPS, 2020) provides policy direction on land use planning and
development matters of Provincial interest while ensuring the protection of Provincial resources, public
health and safety, and the quality of the natural and built environments. All planning decisions in Ontario
must be consistent with the policies of the PPS.
PPS 2020 was released by the Province on February 28, 2020 and comes in to effect on May 1, 2020. From
the onset the focus of PPS 2020 is to “assist in the increased supply of housing, support jobs and reduce
barriers and other costs in the land use planning system (Ministry of Municipal Affairs and Housing,
2019)”. The PPS has updated its policies in order to support the provision of a greater mix of housing
options and to support residential intensification while responding to current and future needs of
communities.
Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land Use Patterns
Section 1.0 of the PPS provides policy direction related to the development of strong, healthy
communities encouraging efficient development patterns and provides an emphasis on redevelopment
and intensification. Section 1.1.1 of the PPS states that “healthy, livable and safe communities are
sustainable by:
a) promoting efficient development and land use patterns which sustain the financial well‐being of
the Province and municipalities over the long‐term;
b) accommodating an appropriate affordable and market based range and mix of residential types
(including single‐detached, additional residential units, multi‐unit housing affordable housing for
older persons), employment (including industrial and commercial), institutional (including places of
worship, cemeteries and long‐term care homes), recreation, park and open space, and other uses
to meet long‐term needs;
c) avoiding development and land use patterns which may cause environmental or public health and
safety concerns;
d) avoiding development and land use patterns that would prevent the efficient expansion of
settlement areas in those areas which are adjacent or close to settlement areas;
e) promoting the integration of land use planning, growth management, transit supportive
development, intensification and infrastructure planning to achieve cost‐effective development
patterns, optimization of transit investments, and standards to minimize land consumption and
servicing costs;
f) improving accessibility for persons with disabilities and the elderly by addressing land use barriers
which restrict their full participation on society;
g) ensuring that necessary infrastructure and public service facilities are or will be available to meet
current and projected needs;
h) promoting development and land use patterns that conserve biodiversity; and
i) preparing for the regional and local impacts of a changing climate.
The proposed development supports a more efficient land use and compatible built form for the
surrounding area and provides for a variety of housing forms and sizes. These policies encourage the
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establishment of sustainable communities by recognizing that the Province’s long‐term success is
dependent upon land use planning changes being managed wisely.
The concept of the importance of intensification and redevelopment throughout the urban area is further
outlined in Section 1.1.2:
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 up to 25 years, informed by provincial guidelines
However, were an alternative time period has been established for specific areas of the Province as
a result of the provincial planning exercise or a provincial plan, that time frame may be used for
municipalities within the area.
Within settlement areas sufficient land shall be made available through intensification and
redevelopment and, if necessary re‐ designated growth areas
Furthermore, one component of the PPS’s vision for developing healthy communities is through the
redevelopment and intensification of underutilized sites. The proposed development allows for a more
efficient use of a brownfield site within a designated settlement area. Section 1.1.3. of the PPS states
that:
the vitality and regeneration of settlement areas is critical to the long‐term economic prosperity of
our communities.
Within the settlement areas, land use patterns shall:
be based on densities and a mix of uses which are appropriate for and efficiently use, the
infrastructure and public services facilities which are planned or available… (Section 1.1.3.2 b) and
shall also be based on a range of uses and opportunities for intensification and redevelopment in
accordance with the criteria in policy 1.1.3.3, where this can be accommodated.
Section 1.1.3.3 states
Planning authorities shall identify appropriate locations and promote opportunities for transit‐
supportive development, accommodating a significant supply and range of housing options
through intensification and redevelopment where this can be accommodated taking into account
existing building stock or areas, including brownfield site, and the availability of suitable existing or
planned infrastructure and public service facilities required to accommodate projected needs.
The subject lands have an overall site area of approximately 72 hectares and are one of three brownfield
development sites in the Dain City area capable of supporting a large residential development. Specifically,
this site was draft plan approved for a residential subdivision in 2007 (original approval was granted in
October 2006 but revised in September 2007); this approval is still in place following several extensions
were granted by Council.
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Section 1.1.3.4 of the PPS states that
appropriate development standards should be promoted which facilitate intensification,
redevelopment and compact form, while avoiding or mitigating risks to public health and safety.
The proposed subdivision provides intensification of an underutilized brownfield site through the
introduction of a compact form of development consisting of a mix of single detached, semi‐detached and
townhouse units.
The PPS recognizes that intensification is required to accommodate growth within existing settlement
areas. The proposed development intensifies an otherwise built up area within the urban area. The
proposal appropriately utilizes land and resources by connecting to existing services and public utilities
which are currently available.
Housing
Section 1.4.1 in the PPS encourages the provision of a range and mix of housing options and densities and
states that planning authorities shall be able to accommodate a minimum of 15 years’ worth of growth
through intensification and maintain capacity within existing systems to service at least a three‐year
supply.
The City of Welland must supply land and units based on the allocation of population and units by the
Region of Niagara and must plan to provide a range and mix of housing types and densities.
The proposed plan updates an existing (approved) draft plan of subdivision; offers a range and mix of
housing options including townhouses, semi‐detached and single‐detached units and represents
significant intensification within the urban area.
Public Spaces, Recreation, Parks, Trails and Open Space
The PPS also encourages the creation of healthy and active communities by planning for public spaces that
foster interaction and facilitate active transportation (1.5.1.a), that provide a full range and distribution of
publicly accessible amenity (1.5.1.b) and provide public access to shorelines (1.5.1.c).
The proposed plan has been updated to combine a number of smaller “pocket parks” to create more
usable park space easily accessible to all residents and encourages active transportation by including a
more grid‐like road network with small blocks.
Sewage, Water and Stormwater
The PPS states that existing municipal sewage and water services should be used wherever feasible (Policy
1.6.6.2) and that planning for stormwater management shall ensure systems that are optimized, feasible
and financially viable over the long‐term, minimize contaminant loads, erosion and changes to water
balance, mitigates risk to human health, property and the environment, maximize the extent and function
of infiltration and promote stormwater best practices (1.6.6.7). The proposed subdivision makes use of
existing sewage and water services and uses best practices to avoid negative impact on the existing
environment.
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Energy Conservation, Air Quality and Climate Change
The PPS encourages efficient growth by promoting the creation of compact urban form as well as the use
of and provision for active transportation throughout new (and existing) development. The Dain East
subdivision is compact in form and provides a strong network of connected streets that encourage and
support the use of active transportation by residents.
The proposed subdivision is consistent with the Provincial Policy Statement. Specifically, it supports the
creation of strong, healthy communities by achieving efficient and resilient land use patterns, providing a
range and mix of housing form and public spaces while taking advantage of existing infrastructure.

4.2 A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019)
The Growth Plan for the Greater Golden Horseshoe (“Growth Plan”) is a policy document prepared and
approved under the Places to Grow Act, 2005 and took effect on May 16, 2019. The Growth Plan directs
the efficient use and management of land and resources within the Greater Golden Horseshoe (GGH) to
support economic opportunity, protect the environment and help communities achieve high quality of life
(Growth Plan 2019).
Section 2, “Where and how to Grow” provides direction on how to manage growth within built up areas,
including urban growth centres as well as direction on housing, employment and new development in
Designated Greenfield Areas.
Specifically, policy 2.2.1 Managing Growth states that
Forecasted growth to the horizon of this Plan will be allocated based on the following:
a) the vast majority of growth will be directed to settlement areas that:
i. have a delineated built boundary;
ii. have existing or planned municipal water and wastewater systems; and
iii. can support the achievement of complete communities;
Section 2.2.6, Housing states that
1. Upper and Single‐tier municipalities, in consultation with lower‐tier municipalities, the
Province and other appropriate stakeholders, will:
a) support housing choice through the achievement of the minimum intensification and
density targets in this Plan, as well as the other policies of this Plan by:
i. identifying a diverse range and mix of housing options and densities.
The approved Dain City subdivision, revised through this application, is within a designated urban area
boundary (City of Welland), makes use of existing water and wastewater systems and supports the
achievement of a complete community by providing a range and mix of housing conveniently located to
easily provide access to daily necessities (jobs, public service facilities).
The proposed subdivision lands are identified as “Designated Greenfield” by Schedule 2 a Place to Grow
Concept and Section 2.2.7, Designated Greenfield Areas provides that:
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1. New development taking place in designated greenfield areas will be planned, designated,
zoned and designed in a manner that:
a. Supports the achievement of complete communities;
b. Supports active transportation; and
c. Encourages the integration and sustained viability of transit services.
Furthermore, Section 2.2.7 outlines minimum density targets applicable to all designated greenfield areas.
Specifically, policy 2.2.7.2 a) states that minimum density targets for Niagara Region is not less than 50
residents and jobs per hectare. The minimum density target is to be measured over the entire designated
greenfield area of the Region (excluding only natural heritage features and areas, natural heritage systems
and floodplains, provided the development is prohibited in these areas, rights of way electricity and other
energy transmission lines, freeways and railways, employment areas and cemeteries (Policy 2.2.7.3).
Table 3 outlines how the proposed development meets (and exceeds) the minimum density target
established by the Province.
Table 3: Density Calculation based on Growth Plan (2019)

Townhouse
Single & Semi
Detached

Total Jobs
generated (work

# of people
per unit (1)

Total population
generated

320

2.12

678

47

1085

2.91

3157

221

TOTAL PPL+J/U

4,103

TOTAL DENSITY
(# of people &
jobs /total area)

72.9 people and
jobs per hectare

# of Units

TOTAL
SUBDIVISION
AREA LESS
EXCLUSIONS

56.207 ha

from home @ 7%(1))

(1) Number of people per unit (by type) and total work from home jobs generated are as outlined by the Region of
Niagara Development Charge Background Study (Dec 6, 2017)

As outlined above, the Dain City subdivision conforms to the policies of the Growth Plan. Specifically, it
helps to achieve a complete community that supports healthy and active living, prioritizes intensification
of an already built up area (Dain City), makes efficient use of land and infrastructure, supports a range and
mix of housing and promotes connectivity with existing cultural resources (the Welland Shipping Canal and
Recreational Canal).

5.0 LOCAL POLICIES
5.1 Niagara Region Official Plan
The Niagara Region Official Plan (NROP) is meant to provide policy direction and objectives that manage
growth throughout the Region. Further to the NROP, growth must be planned in an efficient, balanced and
sustainable way that creates complete communities.
The subject Site has been identified by the Region as Designated Greenfield Area by Schedule A (Regional
Structure) and being part of the Niagara Economic Gateway (Schedule G1). Furthermore, the Site is
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located adjacent to a potential natural heritage corridor (Schedule C; referring to the rail corridor), part of
the “Welland Gas Field” (Schedule D3), adjacent (but with no direct access) to the regional bicycle network
(located east of the Welland Shipping Canal and west of the Welland Recreational Waterway; Schedule E).
A fulsome policy review of the NROP (2014) was undertaken keeping these designations in mind.
However, to be sure, this application is for a redline to an approved draft plan of subdivision; the lands
have already been approved for residential development. Regardless, policies of the current NROP (2014)
continue to support the propose development and are outlined further below.
Chapter 2 of the NROP, “Growing the Economy” provides strategic objectives meant to support growth
throughout the Region. These objectives provide direction on how and where new development should
happen while protecting and enhancing the Region’s natural heritage features.
Chapter 3, employment includes Policy 3.A.3.6 which specifically addresses land use compatibility with
planned residential. The subject Site is within the Niagara Economic Centre and is draft plan approved for
residential development. Detailed studies (as required by Ministry of Environment, Conservation and
Parks; MOECC) being submitted have assessed compatibility between existing industry and the proposed
development. Any adverse effects identified through these studies will be mitigated against through the
use of various design techniques. For example, a berm and noise fence has been proposed adjacent to the
existing rail line that runs to the west of the site.
Among other goals, policies in Chapter 4 (Managing Growth), are intended to direct growth to Niagara’s
existing Urban Areas (where possible to within built‐up areas and designated intensification areas), to
prevent development in inappropriate areas, to build compact, mixed use communities, and to direct
growth in ways that promote the efficient use of existing municipal services.
The subject site is currently identified as “Designated Greenfield Area” within the Urban Area Boundary of
Welland (Schedule A of the Region’s Official Plan).
Policies in 4.C.5 Greenfield Development and 4.C.6.1 Greenfield Density Target require greenfield
development to be planned as complete communities by “…making a significant contribution to the
growth of the respective Urban Areas as a complete community” (4.C.5.1.b)) and “creating street patterns
that are fine grain and in grid pattern, supporting transit and active transportation within the area and
adjacent areas” (4.C.5.1.d).
Furthermore, as required by the Growth Plan, the NROP sets out gross density targets of 50 people and
jobs per hectare across all Designated Greenfield Areas. Density proposed by Redline #2 draft plan of
subdivision as defined by the NROP (Policy 4.C.6.1) is as follows in Table 4.
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Table 4: Density Calculation based on Niagara Region Official Plan
Density Calculation as per Niagara Region Official Plan (Policy 4.C.6.1)
TOTAL SUBDIVISION AREA
72.132 hectares
TOTAL NATURAL/NON‐DEVELOPABLE FEATURES
0.000 hectares
TOTAL # OF PEOPLE & JOBS*
4,104 people &jobs
TOTAL DENSITY
56.85 people & jobs per hectare
* calculated based Single Units:
on:
Semi/Townhouse Units:
Work From Home:

1,085 units x 2.91 ppl/unit
320 units x 2.12 ppl/unit
1,405 units x 7% (as per Niagara Region’s DC background study Dec 2017)

Policy 4.C.7.1 also states that Municipal official plans are to adopt minimum and maximum residential
densities that distinguish against gross and net densities as well as policies that encourage or require
higher residential densities in greenfield areas. Calculation of net densities are discussed further in Section
5.2 City of Welland Official Plan; however, proposed densities for the subject site, identified as a
“Designated Greenfield Area”, exceed the City’s densities outlined for low‐density areas which supports
policy 4.C.7.1.
Although the proposed density is higher than the gross density identified by Policy 4.C.6.1, Policy 4.C.7.1.b
elaborates and states that municipal official plans “shall include policies for achieving higher residential
and employment densities in greenfield areas”. At 56.85 people and jobs per hectare, the proposed
subdivision conforms to this policy as it was approved on lands within a designated greenfield area.
Chapter 7 of the NROP provides direction on the protection and enhancement of the Natural
Environment; although no core natural heritage features have been identified on site it is directly adjacent
to a “potential natural heritage corridor”. This relates to the rail corridor to the west of the site which
could potentially act as a natural corridor. The proposed subdivision has been designed to incorporate
setbacks from the west property line; these setbacks were determined based on the necessary setbacks to
(1) the rail road and (2) the active biodiesel plant to the west of the railway. These setbacks act to provide
ample separation between the potential natural heritage corridor and the future residential uses.
Furthermore, the development proposes the creation of new neighbourhood parks and open space adding
to the existing natural systems within the Region. The subdivision has been designed to create
opportunities for residents to be exposed to new green spaces including the proposed naturalized
stormwater management pond, neighbourhood parks and other open space and provides (visual) access
to the adjacent shipping canal. In total, the proposed development includes 16.98 hectares (23.5%) of
open space and parkland.
Chapter 8, Infrastructure, is meant to “provide a framework and policy linkages for the coordination of
infrastructure planning, land use planning, and infrastructure investment to implement this Plan
(Objective 8.A.1)”. It is understood that past draft plan approvals on this site included certain servicing
related conditions whereby servicing will need to be issued by the Municipality prior to registration.
Following a detailed investigation by WSP (see Welland City Water and Wastewater Servicing –
Preliminary Capacity Assessment prepared dated March 10, 2020) servicing capacity is available within the
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existing systems but does require certain upgrades (sewer on Forks Road; to be further discussed in the
previously noted report and Functional Servicing Report by Upper Canada Consultants).
The Region provides direction on Housing and Community Services in Chapter 11 and encourages “the
provision of a variety of housing types within urban communities and neighbourhoods to serve a variety of
people…” as well as the creation of “attractive well‐designed residential development” (Policy 11.A.1 and
11.A.2). The proposed redline revision incorporates a higher design standard for the intersection of Street
A and Forks Road, provides attractive and safe community spaces through the grid‐like road layout and
open park blocks and includes a mix of housing types including townhouses, semi‐detached and detached
units providing affordable options to future residents. Finally, the Site is located on an existing brownfield;
remediation will be completed by the Owner (through support from the Region and the City in the form of
various incentive programs) and will improve the Dain City area by removing the possibility of future
contamination or leaching from the site.
The Niagara Region is currently developing a new Niagara Official Plan through a Municipal
Comprehensive Review. It is our understanding that the Region expects to release draft policies and
mapping sometime this year and a draft official plan in 2021 targeting December 2021 for approval of the
final Plan. At this time no draft residential or growth policies have been released to the public and have
not been included in this review.
The subject site was approved for a residential subdivision in 2007; since then policy documents, including
the Niagara Region Official Plan have been updated. Following a comprehensive policy review as detailed
above, the redline revisions proposed to the approved draft plan (File No. 26T‐14‐06002) meet the intent
of policies outlined in the Niagara Region Official Plan.

5.2 The Corporation of City of Welland Official Plan
(May 2010, Consolidated November 4, 2019)
The City of Welland Official Plan (WOP) came into effect in May 2010 (consolidated November 4, 2019)
and is meant to provide direction on where and how to grow to strengthen Welland’s reputation as an
adaptable, supportive and innovative place to live and work. The City builds on its designation as being
part of the Region’s Economic Centre by ensuring development happens in appropriate areas and
“supports the conservation of valuable economic, environmental and cultural resources” (Section 3.1).
The proposed development site is located in the southern tip of the City of Welland and has been
identified as “Greenfield Area” by Schedule A – City Structure of the City’s Official Plan. Land uses
currently designated on site reflect land uses approved through the 2007 site specific official plan
amendment and include “Open Space and Recreation” and “Low Density Residential” (as per Schedule B
and B1 of WOP). The Site is adjacent to a Natural Heritage Corridor (associated with the adjacent railway
tracks to the west of the site as outlined by Schedule C of the WOP), and has been identified as a site for
planned services (as per Schedule D of the WOP). In addition, soil investigations on site have identified
contamination as a result of historic land use and the lands have been designated as Brownfield (vacant
lands that are former industrial lands and are now contaminated). With support from the City and
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Region’s incentive programs, the Owner plans to clean up the contamination of this land in support of the
approved and proposed residential development.
The proposed lands have been designated “Greenfield Area”, a designation given to lands identified within
the urban area boundary but outside of the built boundary and planned to accommodate future growth.
Policy 3.4.5.1.B states that “Greenfield lands provide the City with an opportunity to build comprehensive,
compact and integrated new neighbourhoods”. The proposed redline revision (and associated
housekeeping OPA and ZBA) proposes a complete subdivision with well thought out roads, accessible and
appropriately sized parks and excellent access to open space and the Welland Shipping Canal.
The City of Welland identifies a density target for all greenfield developments to be 50 residents and jobs
combined per gross hectare (Policy 3.4.5.1.E). The Plan goes on to state that not all development needs to
achieve this target implying that some greenfield development will need to exceed this target.
The proposed redline revision results in a subdivision with a maximum gross density (as defined by the
Region) of 56.85 people and jobs per hectare therefore meeting the density target established by the Plan
(see Table 4).
The WOP includes policies that set out a residential hierarchy within the urban area including low,
medium and high density residential. The land use designation currently applied to the site will be
updated to reflect the current redline revision of the draft plan however the overall designations on site
will not change. The existing and proposed land use on site will be Low Density Residential and Open
Space & Recreation.
Policies for Low Density Residential state that the planned density is between 15 and 24 dwelling units per
net hectare of land (Policy 4.2.2.2.A). Permitted uses include single‐detached, semi‐detached and
townhouse units. The proposed redline revision would support a maximum net density of 58 dwelling
units per hectare (see Table 5). This reflects a compact urban form that offers a variety of more affordable
homes and lot sizes. Overall the maximum density within the draft plan would be no more than 38 units
per net hectare.
OPA 119, approved by Council in 2007, included a site‐specific density that would allow between 23 and
31 units per net hectare on Site. At this time, the proposed official plan amendment (Appendix B) includes
changes that would allow a higher density within the “low density residential” designation; however, the
housing form proposed by 555 Canal Bank does fall within that anticipated by the policy. The Region’s
Official Plan includes policy 4.C.7.1 that supports higher net densities on Designated Greenfield Areas; this
site is identified as designated greenfield area and therefore (based on regional policies) can support
higher densities.
Furthermore, that the existing policy is discretionary and as a result does allow certain flexibility.
Specifically, Policy 4.2.2.2.A states:
Planned Function
The Low Density Residential designation is intended to provide housing for residential
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development at a minimum density of 15 dwelling units per net hectare of land and a
maximum density of 24 dwelling units per net hectare of land.
The official plan amendment proposed through the associated applications would allow a maximum
density of 38 units per net hectare as measured over the entire subdivision. The intent of the “low density
residential” designation to provide for single‐detached, semi‐detached and townhouse units would not
change.
The proposed net density of the whole subdivision as well as a breakdown by unit type as outlined by the
City’s Official Plan is provided in Table 5 below.
Table 5: Density Calculation based on the City of Welland Official Plan
Density Calculation as per City of Welland Official Plan (Policy 4.2.2.2.A)
TOTAL DENSITY BY UNIT TYPE
# Units
Area
Townhouse & Semi Detached (5.5m)
Single Detached (8.0m min.)
Single Detached (10.0m min.)
TOTAL DENSITY OF THE PROPOSED SUBDIVISION

TOTAL DENSITY

320
725
360
1,405

6.273 ha
18.864 ha
12.015 ha
37.152 ha

Density
57.7 upnh(1)
38.4 upnh(1)
29.9 upnh
37.8 upnh(1)

37.8 units per net hectare

It is the City’s desire to maintain a healthy environment for present and future generations and in support,
the City’s Official Plan outlines a number of policies meant to restrict inappropriate development that may
provide a negative impact to the wellbeing of businesses and residents throughout the City. The subject
Site has been approved for residential development and the current draft plan layout continues to provide
positive stimulus to the area. The lands do not currently support any natural features except a potential
wildlife corridor associated with a drainage channel adjacent to the western property‐line; the drainage
feature will be realigned and naturalized preserving and improving it as a natural feature on site.
Furthermore, because of its historic use (stockpiling throughout construction of the Welland Shipping
Canal) the site does not currently provide a positive environment for plant growth and does not support
significant animal life (as evidenced through the limited growth on site over the last 40‐50 years).
Incorporating new open space and park blocks will be a significant improvement to what is there now and
will offer a new amenity to the neighbourhood.
Dain City is located in the southern part of Welland and more particularly, the subject site is located
between two shipping canals and south of a major railway and Townline Tunnel Road creating a unique
condition. At present the site is accessible only from Canal Bank Street (as a matter of public safety the
Forks Road bridge, which used to provide access over the Welland Recreation Canal, was demolished in
2019) however it is understood that discussions are ongoing as to whether or not funding can be secured
to support the re‐construction of the Forks Road bridge to provide a secondary access point to the
community.
The internal structure of the subdivision is such that pedestrian and vehicular traffic is accommodated and
passage simplified through a grid‐like pattern and sidewalks are provided throughout.
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The subdivision proposed by 555 Canal Bank is supported by various policies of the City’s Official Plan. The
subject site was previously approved for residential and ancillary uses and is currently designated low
density residential and open space and recreational; this will not change. The designations within the site
will remain the same but mapping updates will refine the locations of each land use. Finally, in order to
allow additional flexibility of housing density the official plan amendment also includes an update to the
text that will allow a higher density within the lands while maintaining the allowable housing form (towns,
semi’s and detached homes). In our opinion, following a fulsome review of the existing policies, the
subdivision as currently proposed conforms to the intent of the Official Plan.

5.3 Niagara Peninsula Conservation Authority
The Niagara Peninsula Conservation Authority (NPCA) approved the original draft plan of subdivision
application for the subject site on October 29, 2007. Through a letter on July 18, 2017 NPCA requested
that the original conditions of Draft Approval be revised to include a condition requiring the Owner to
obtain work permits from the NPCA prior to any site works related to natural features on site.
The NPCA identified three watercourses on site; all three are associated with existing or past railroad
tracks (drainage features channeling water away from the tracks) and were approved for removal (two
watercourses that run east‐west along what used to be a railway) or relocation (one watercourse that runs
north‐south along the existing railway tracks).
Permits will be sought from NPCA prior to any works on site.

5.4 City of Welland ‐ Urban Design Guidelines
In August 2014, the City of Welland developed an Urban Design Guideline meant to support the creation
of vibrant communities by providing parameters that apply to different forms of development; including
residential. Special emphasis has been placed on the value that the canals and other waterways bring to
building and strengthening communities.
Furthermore, the guidelines are meant to establish appropriate built form and architecture, to cultivate
identity and sense of space and to incorporate measures of healthy communities through urban design.
The proposed subdivision has been designed to incorporate a compact urban form, promote shoreline
(visual) connections (to the Welland Shipping Canal) and facilitate active transport by way of a grid‐like
road network with short blocks.
The Urban Design Guidelines have been reviewed and relied upon during the design of the subdivision.
The proposed subdivision is low‐density residential and incorporates diversity in lot widths, lot depths and
dwelling types. Homes address the street and blocks have been designed to minimize the number of
homes flanking major streets. Homes will be designed to generally maintain a 6.0m setback from the road
to the garage, pairing of driveways will be included where possible (but not everywhere) to facilitate
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opportunities for on‐street parking and massing and architecture of homes will be compatible throughout
the various house typologies.
Materials and colour palettes will be developed to create high quality streetscapes to promote a sense of
visual continuity throughout the area.
In summary, the proposed subdivision will thoughtfully respond to the City of Welland’s Urban Design
Guidelines to support the creation of a strong and healthy community.

6.0 SERVICING AVAILABILITY
The Dain City area of Welland is currently serviced by sanitary, water and storm sewers that will be
extended to the proposed development site (as previously approved by Council). Servicing studies
updated in support of this development have identified certain upgrades that are required prior to the full
build out of the proposed subdivision; however, these studies have also confirmed that Phase 1 can
proceed as planned prior to any upgrades being done. It is the intent of 555 Canal Bank to work with the
City to identify, coordinate and complete upgrades (as needed) with City and Regional support (where
available) prior to the Registration of any future phases (Phase 2 and Phase 3).
At this time the Region is completing upgrades to a forcemain in Dain City with completion scheduled for
Spring 2021; they are also planning to start state of good repair maintenance of the Dain City pumping
station later this year. Both of these will benefit the ultimate build‐out of the proposed subdivision.

7.0 ZONING BY‐LAW
The proposed subdivision lands are currently zoned RL2‐58, O1, O2 as per maps H4 and I4 of the City’s
New Comprehensive Zoning By‐law (2017‐117). Schedule B (Special Exceptions) to By‐law 2017‐117
includes special exception #58 (RL2‐58) which incorporates the zoning standards previously approved by
site specific by‐law for the development site (ZBL 2006‐152).
The proposed development requires a zoning by‐law amendment for three reasons. (1) To re‐instate
residential zoning on lands within the 300m buffer which is no longer needed; (2) to adjust the existing
residential and open space zoning to reflect the new draft plan; and (3) to update the zoning standards to
reflect product being proposed by 555 Canal Bank. Specifically zoning proposed through the enclosed
applications would allow for a mix of housing including detached dwellings (8.0m and 10.0m minimum lot
frontages) and attached dwellings (5.5m minimum lot frontages); through this application we are
requesting that the lands be re‐zoned as shown in Figure 9 to:
Zone RL2‐58 (10.0m minimum), single detached with special standards;
Zone RL2‐58 ( 8.0m minimum), single detached with special standards;
Zone RL2‐58 ( 5.5m minimum), semi‐detached with special standards;
Zone RL2‐58 (5.5m minimum), attached with special standards;
Zone OS1
Zone OS2
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The proposed subdivision has been designed to reflect development and growth policies and to meet
density requirements as set out by the Province, Region and City of Welland. In order to achieve these
requirements, the enclosed zoning by‐law amendment (Appendix C) requests modified performance
standards that provide relief from the current zoning standards outlined by the City of Welland’s
Comprehensive Zoning By‐law (117‐17).

8.0 CONCLUSION
In conclusion, the subject applications are consistent with, and have regard for, provincial planning
policies and objectives as well as those of the Niagara Region, City of Welland and Niagara Peninsula
Conservation Authority. These policies continue to support residential development of the subject site,
encourage the logical extension of the Dain City community to the Site and supports the infrastructure
and amenities proposed to support the community.
The proposed applications for official plan amendment, zoning by‐law amendment and redline revision to
the approved draft plan of subdivision represent good land use planning, are consistent with the PPS,
conform to the Growth Plan and we recommend their approval in support of 555 Canal Bank’s proposed
Dain City Subdivision.
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Figure 2: Draft Community Master Plan
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Figure 4-A: Proposed Draft Plan (Redline #2)

Figure 4-B: Proposed Draft Plan (Redline #2)
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Figure 9: Proposed Zoning
555 Canal Bank's Dain City Subdivision, Welland ON

Source: Armstrong Planning & Project Management, City of Welland New Comprehensive Zoning By-Law 2017-117
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APPENDIX A
2007 Planning Approvals
OPA 119
ZBA 2006‐162
DRAFT PLAN

APPENDIX B
PROPOSED OFFICIAL PLAN AMENDMENT (current)

DRAFT OFFICIAL PLAN AMENDMENT FOR 555 CANAL BANK DEVELOPMENTS GP INC.

PART A ‐ THE PREAMBLE
(This does not constitute part of the Amendment)
INTRODUCTION
The Official Plan of the City of Welland was adopted by the City of Welland on May 4, 2010, by
By‐law 2010‐55, and approved, in part, with modifications and deferrals by Niagara Regional
Council on September 15, 2011. XXXXXX amendments have since been made to the Official
Plan of the City of Welland.
PURPOSE
The purpose of the Official Plan Amendment No. XXX is to complete the framework for the
orderly development of a healthy and sustainable neighborhood for the present and future
residents of this area of Dain City. The Amendment applies specific land use designations and
policies to promote the development of an attractive, safe, accessible and sustainable
environment within the Amendment Area. The designations and policies contained herein shall
replace those contained in the Official Plan of the City of Welland as they apply to these lands.
The subject lands are currently covered by Official Plan amendment No. 119. The designations
and policies contained herein shall replace those contained in Official Plan Amendment No. 119
as they apply to these lands.
LOCATION
The parcel of land, subject to this Amendment is comprised of approximately 72 hectares bound
generally by the Welland Shipping Canal to the east, Forks Road to the south, Townline Tunnel
Road (Highway 58A) to the north and vacant land (formerly John Deere Plant) and Canal Bank
Street to the west. Surrounding lands uses are residential to the south, the Welland Shipping
Canal and rural uses to the east and industrial and vacant lands to the west and a transportation
corridor (rail and road), some light industrial and residential to the north.
BASIS
The subject lands are currently designated Open Space and Recreation and residential by the
City of Welland Official Plan. These lands are within the urban area boundary of the City of
Welland. The policies contained in this Amendment recognize this area of Dain City for
neighbourhood development and continue the land use policies currently established fostering
the creation of a desirable and healthy living environment.

PART B: THE AMENDMENT
All of the Amendment entitled PART B: THE AMENDMENT, consisting of the following land use
and development policies and the attached Schedules identified as Schedules “A” an “B”,
constitute Amendment No. XXX to the Official Plan of the City of Welland.
POLICIES
Residential—Special Policy Area
a) The Residential‐Special Policy Area designation of land means that the predominant
use of the land and buildings shall be for residential purposes. A range of housing
opportunities for all ages and lifestyles will be encouraged in order to accommodate
the different and changing housing needs of the community. Uses permitted
include single‐detached dwellings, semi‐detached dwellings, townhouse units,
three‐ and four‐ unit dwellings and other forms of innovative multiple unit
dwellings. Other uses, which are complementary to, and serve the principal
residential uses, such as parks and parkettes, are also permitted.
b) Home occupations are permitted by this Plan within the Residential‐Special Policy
Area designation and shall be permitted in the Zoning By‐law. Home occupation
uses are intended to be those economic activities which are conducted within a
residential dwelling unit primarily by the residents of that unit. Home occupations
are not intended to permit economic activities which are more appropriately
located in commercial or industrial areas. Home occupations shall not occupy more
than 25% of the floor area of the main dwelling, shall not cause any noise, odour or
visual display which would be inappropriate in a residential area and shall not
generate vehicular traffic in volumes or of a nature inappropriate for the residential
area.
c) The density of the development shall generally be not less than 29 dwelling units
per net hectare and not greater than 58 dwelling units per net hectare of land. Net
area is calculated as an area of one or more lots, blocks, parcels of land, the
principal use of which is for residential purposes. Lands for other uses accessor to
the basis residential uses, such as road, parks environmental protection areas, and
storm water management facilities are not included in the net area calculation.
d) Residential projects shall be consistent with the design policies of this Plan and may
be subject to Site Plan Approval.
e) The scale, design and pattern of development within the Residential – Special Policy
Area designation should create an attractive, safe, pedestrian‐oriented streetscape.
f)

The integration of a variety of compatible housing types and building styles into the
streetscape will be encouraged.

g) Adequate off‐street parking facilities are to be provided with vehicular access points
designed to minimize any danger to vehicular traffic and pedestrian movements and
shall be appropriately treated with a view to safety and minimizing any adverse
impacts on surrounding land uses.
h) Residential areas shall be designed to allow for convenient pedestrian and cyclists
movements.
i)

Every effort will be made to protect residential development form the impact of
noise, vibration, odour, traffic and other impacts which may be generated from
surrounding land uses. In this regard the following guidelines shall apply:




Residential development in the vicinity of existing industrial land uses shall
incorporate appropriate mitigating measures and/or separation distances to
ensure land use compatibility including the use of adequate separator
berms, landscaping and/or fencing.
Such measures or distances shall be determined by appropriate studies
addressing potential impacts. Potential impacts for analysis shall be
identified by the City in consultation with lead agencies.

Open Space
The predominant uses of lands in areas designated Open Space shall be for open space
purposes including passive and active recreational pursuits. Linkages in the form of
pathways, shall be developed as part of an open space system to physically connect this
area to the existing trail system. In addition, public works such as storm water
management facilities, as approved by appropriate agencies, may be permitted in areas
designated Open Space. Consideration shall be given to the public acquisition of Open
Space lands through the development approval process.
Although storm water facilities are not considered to be part of the required open space
dedications, such facilities shall be integrated into the open space system, wherever
practical, to provide a continuous open space system through the area and beyond. To
this end, the storm water facility located within the area shall be designed and
constructed as an accessible, attractive feature. Said facility shall be landscaped with
natural vegetation and may provide other amenities such as pathways, gazebos,
fountains and similar features. The storm water management facility shall be designed
and constructed to the satisfaction of the City and other approval agencies. All costs
associated with the construction of the facility shall be borne by the proponent.
Lands designed as Open Space and used for public works uses, such as storm water
management purposes, shall not be acceptable as part of the 5 per cent dedication for
park or their public recreational purposes under the Planning Act. All lands dedicated to
the City shall only be accepted when minimum site and location standards and site
preparation have been deemed acceptable by the City.

Transportation
The road plan is designed to facilitate the movement of people throughout the
neighbourhood and to the community beyond. It is intended that the local roads
system will accommodate, as may be appropriate, the requirements of vehicles, public
transit, pedestrians, bicycles, and other supporting features such as parking, laneways,
street furniture and tree planting.
Consideration may be given to reduce right‐of‐way widths for local roads in order to
encourage innovative community forms and more efficient use of land and
infrastructure. The proponent shall provide evidence that the proposed reduced right‐
of‐way widths will not adversely impact road function and safety, and will
accommodate, to the satisfaction of the City and all other applicable agencies, all
required utilities. Any reduced right‐of‐way widths shall be approved by the City;
however, they will not require an amendment to the right‐of‐way widths in the Plan.
Local roads are to provide access to abutting properties and shall not be designed for
through traffic. The needs of pedestrians and cyclists shall be recognized and
accommodated in the design of local roads.
The requirement for sidewalks, daylight triangles etc. shall be determined at the Plan of
Subdivision stage.
Roads entering the neighbourhood shall be treated as gateways to the neighbourhood
using techniques such as planted medians and rights‐way, special plantings, pavement
treatments and lighting. Materials and techniques used must be low maintenance in
nature.
Parking
Parking areas shall be provided for all land uses in the area in accordance with the
parking provisions of the Zoning By‐law.
Servicing
The Dain City Area will be developed on full municipal services through the extension of
municipal water, sanitary sewer and utility systems and through the construction of
storm water management facilities. All development and all public works within this
area of Dain City shall be undertaken in an orderly, cost efficient manner consistent with
the City’s and the Regional servicing system and in accordance with the following:


All new development shall be connected to the municipal sewer and water
services system. In addition, storm water management facilities shall be
constructed to accommodate storm water from the area.



The standards of the City of Welland and other agencies shall be taken into
consideration at the time of preparing Plans of Subdivisions and detailed
engineering drawings.



Prior to the approval of each phase of development, the City may require the
preparation and approval of reports to ensure that the next phase of
development is appropriate.

Design
The intent of this Plan is to promote the development of an attractive safe, accessible
and sustainable urban environment within the Dain City Area by consistently applying
the following urban design principles in the consideration of development:
a) Encouraging a variety of building types and designs
b) Encouraging energy efficient designs for plans of subdivision, site plans, buildings
and public works
c) Promoting barrier‐free (physically accessible) design
d) Promoting safe attractive streetscapes through street lighting, pedestrian linkages,
bicycle paths, tree planting, gateway (entrance) features, building location,
orientation, height, massing and facades.
e) Encouraging safe and efficient pedestrian and vehicular movements through the
design of subdivision and site plans.
f)

Encouraging the use of alternative engineering and road design standards as
deemed appropriate by the City.

g) Encouraging transit‐supportive design of subdivision and buildings.
Phasing
Development shall proceed in a logical manner. To this end, prior to granting
development approvals, the City shall be satisfied that adequate services including
storm water, primary watermains, sanitary sewers, roadways, emergency access and
other municipal services are, or will be, made available to support the development.
Interpretation
The policies for this area of Dain City should be read in conjunction with other policies,
where noted.
The boundaries between land use designations and the location of roads shown on the
accompanying Schedules are approximate except where they coincide with clearly
defined features. Minor adjustments shall not require an Amendment to this Plan.
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Figure 8: Proposed Official Plan Amendment
Schedule "A" - Land Use Plan
555 Canal Bank's Dain City Subdivision, Welland ON
Source: Armstrong Planning & Project Management, City of Welland Official Plan
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APPENDIX C
PROPOSED ZONING BY‐LAW AMENDMENT (current)

THE CORPORATION OF THE CITY OF WELLAND
BY‐LAW NO. XXXX‐XX

BEING A BY‐LAW TO AMEND CITY OF WELLAND ZONING BY‐LAW 2017‐117 (555 CANAL
BANK DEVELOPMENTS GP INC. – FILE 2020‐XX) NORTH SIDE OF FORKS ROAD, WEST OF
THE WELLAND CANAL AND EAST OF CANAL BANK STREET.

WHEREAS the Council of the Corporation of the City of Welland adopted bylaw 2017‐117 on
the 17 day of October, 2017;
th

AND WHEREAS the said By‐law 2017‐17, as amended came into force on the 16th day of
November, 2017;
AND WHEREAS Subsection 1 of Section 34 of the Planning Act R.S.O. 1990, Chapter P.13
provides that local Councils may pass Zoning By‐laws;
AND WHEREAS the Council of the Corporation of the City of Welland deems it expedient to
amend said Zoning By‐law 2017‐117;
NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE CITY OF WELLAND ENACTS AS FOLLOWS:
1. That Schedule “A”, Zone Maps, to By‐law 2017‐117 be and the same is hereby amended as follows:
Part of Lots 20, 21, 22 and 23, Concession 5, Part of the Road Allowance between Lots 20 and 21,
Concession 5, and Part of the Road Allowance between Lot 22 and 23, Concession 5, (closed by By‐law
855, INST No. HU8243) Geographic Township of Humberstone, the City of Welland, shown on Schedule
“A” attached hereto as “Change to RL2” is hereby re‐zoned to RL2‐58 Zone, “Change to OS1” is hereby re‐
zoned OS1 and “Change to OS2” is hereby re‐zoned OS2.
2. Schedule “B”, 58. RL2‐58, of By‐law 2017‐117 be deleted in its entirety and replaced with:
1) That the uses permitted in the Residential Low Density RL2‐58 Zone shall be as follows: single‐
detached dwelling, semi‐detached dwelling, and street townhouses as set out in the Zoning
Provisions Table 1 forming part of this By‐law;

Zoning Provisions Table 1:

The provisions of the RL2‐58 Zone shall be those provided in the attached Zoning Provisions Table:
Column 1
Col. 2
Col. 3
Col. 4
Col. 5
Col. 6
Col. 7
Col. 8
Lot
Front
Side Yard
Side Yard
Building
Lot Area
Rear Yard
Zone/Use
Frontage
Yard
Interior
Exterior
Height
(min)
(min)
(min)
(min)
(min)
(min)
(max)
RL‐2‐58
4.5m and 0.6m and
Single Detached 8.0m (min)
224 m2
8.0 m
1.0 m
6.0 m
13.0 (3,5)
6.0m (1) 1.2m(4)
4.5m and 0.6m and
Single Detached 10.0m (min) 280 m2
10.0 m
1.0 m
6.0 m
13.0 (3,5)
6.0m (1) 1.2m(4)

Col. 9

Col. 11

Lot Coverage Landscaped
(max)
Area (min)

50%

20%

50%

20%

Semi‐Detached Dwelling

300.0 m2 for
each
dwelling and
150 m2 for
each unit

11.0 m for
each
dwelling
and 5.5m
for each
unit

4.5m and
1.0 m (2)
6.0m (1)

1.0 m

6.0 m

13.0 (3,5)

50%

20%

Street Townhouse 3‐Storey

NA

5.5 m /unit

3.5m and
1.0 m (2)
6.0m (1)

1.0 m

6.0 m

13.0 (3,5)

60%

20%

(1)
(2)
(3)
(4)
(5)

6.0 m to garage
No interior side yards are required where the lot line is the dividing line between attached units
3‐Storeys
A minimum of 0.6 m on one side and minimum of 1.2 m on the other
Lots that are directly adjacent to a railway right of way cannot be greater than 2‐storeys or 11.0m in height

2) All other general provisions of By‐law 2017‐117, as amended, shall apply save and except for
the following:
a. Notwithstanding Section 4, “Landscaping” in how it relates to Landscape Area (minimum)
means the open, unobstructed space, at grade which is used for the growth and
maintenance of grass, flowers, shrubbery and other landscaping which may include
fountains, reflecting pools or similar areas, but does not include any access driveway or
ramp, parking lot, rooftop area without a green roof or any open space beneath or within
any building or structure but does include a walkway.
b. Notwithstanding Section 5.10.5 Decks, Porches, Steps
i.
Open or roofed porches and stairs may project 2.5 metres into any required front or
exterior side yard and 3.0 metres into any rear yard, provided the structure is not
higher than 3.0 metres from grade.
ii.
Decks may project a maximum of 3.75 metres into the required rear yard, provided
said deck is not higher than 3.0 metres above‐grade.
3) Notwithstanding Section 6.9.1 Residential parking Requirements, Single‐Detached, Two‐Unit
dwellings the following shall apply:
The parking space size located within a garage shall have a minimum width of 3.0 metres and
have a minimum length of 6.0 metres. Stairs, to a maximum of 3 risers, shall be permitted to
encroach into this parking space.
4) Notwithstanding Section 6.9.2 Residential Parking Requirements, Street Townhouse Dwellings
the following shall apply:
The parking space size located within a garage shall have a minimum width of 3.0 metres and
have a minimum length of 6.0 metres. Stairs, to a maximum of 3 risers, shall be permitted to
encroach into this parking space.
5)

The maximum number of dwelling units per block are as per identified on the draft approved
plan of subdivision; the total number of new lots within the subdivision shall not exceed 1,405
lots [for greater clarity this number does not include blocks being conveyed to the City of
Welland including but not limited to Open Space, Park, and stormwater management ponds].

3. This By‐law shall become effective upon approval of Official Plan Amendment No. XXX.

READ A FIRST, SECOND AND THIRD TIME AND PASSED BY COUNCIL
THIS __ DAY OF ___________, 2020.

_______________________________________ MAYOR

_________________________________ ACTING CLERK

SHIP
LAN
D

CANADIAN NATIONAL RAI

LWAY

T

WEL

EXIS

TING

OPE

PING

N SP

CAN

ACE

AL

CANADIAN NATION

AL RAILWAY

TRANSPORTATION CORRIDOR

L
EXISTING
INDUSTRIAL

Change To RL2-58 (5.5 m Min.)
Change To RL2-58 (8.0 m Min.)
Change To RL2-58 (10.0 m Min.)
Change To OS-1
(Open Space, Hydro Coridor and Berm)
Change To OS-2
(Park Blocks and SWM Pond)
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Schedule "A"- Zoning By-Law Amendment
555 Canal Bank's Dain City Subdivision, Welland ON

Source: Armstrong Planning & Project Management, City of Welland New Comprehensive Zoning By-Law 2017-117
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