


Welcome To The Public Information 
Meeting 

For Official Plan Amendment #24

North-West Welland Urban Expansion

Thursday, November 21, 2019 7pm-9pm
Welland City Hall, Council Chambers
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Public Information Meeting - Purpose

 The purpose of this Public Meeting is to provide information 
respecting the proposed Planning Application and is required by the 
Planning Act.

 Public input is an important component of the Planning Process and 
we want to hear from you.

 If you have concerns regarding the subject Application you must 
provide written comments on or prior the Statutory Public Meeting or 
oral comments at the Statutory Public Meeting.

 If you do not provide written or oral comments you may lose your 
right to Appeal the decision of Welland City Council to the Land 
Planning Appeal Tribunal (LPAT).

 Please feel free to ask City Staff any questions you may have regarding 
the proposal.
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Key Dates

November 22, 2019 – Written comments must 
be received by this date, to be included in the 
Staff Report.  You may also request a copy of the 
Report in the same letter.

December 3, 2019 – Statutory Public Meeting

December 17, 2019 – City Staff Final 
Recommendation Report

https://www.welland.ca/
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Location of North-West Urban Expansion Area (OPA #24)

The subject lands are
approximately 190
Hectares (470 acres) in
size. They are bordered
by the City of Welland
northern municipal
boundary with the City
of Thorold and the Town
of Pelham, Niagara
Street to the east, the
existing City urban
boundary to the south
and Clare Avenue to the
west.
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Purpose of the Official Plan Amendment #24

 A Complete Application for Official Plan Amendment #24 has been 
submitted by THE CORPORATION OF THE CITY OF WELLAND for lands 
identified as the North-West Expansion Area, to expand the Urban 
Area Boundary of the City of Welland to include the lands identified 
on the key map provided, as well as to incorporate textual changes to 
the City’s Official Plan to be in compliance with Provincial Policy with 
respect to Urban Area Expansions.
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Studies and Reports Completed to Date
2019

 Planning Rationale For 
Urban Growth in North 
West Welland

 Agricultural Impact 
Assessment Study

 Archaeological Resource 
Assessment

 Cultural Resource 
Assessment

 Municipal Servicing 
Study

 Transportation Study

 Natural Heritage

2008

 City of Welland Northwest 
Planning and Servicing 
Study Municipal Class 
Environmental Assessment

1998

 Planning and Justification 
Report for Official Plan 
Amendment – Expansion 
of the City of Welland 
Urban Boundary

1988

 A Justification for an 
Urban Boundary 
Expansion in the Official 
Plan Amendment No. 68 
Area City of Welland

1996/1997 Studies

 Servicing Plan for South Thorold, 
north Welland and the eastern 
portion of the Town of Pelham

 Regional Niagara 
Pelham/Thorold/Welland 
Development Study

 North Welland Urban Boundary 
Expansion Planning Framework for 
An Official Plan Amendment

 North Welland Development 
Concept Plan

1987

 North Welland 
Development Concept 
Plan
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https://www.welland.ca/


2007 Concept Plan



Why are we making this application now?
 Changes in A Place To Grow: Growth Plan for Greater Golden Horseshoe 2019 now permit an 

Urban Expansion outside of Municipal Comprehensive Review.

 Amendment will Implement Province of Ontario More Homes, More Choice: Ontario Housing 
Supply Action Plan.

 The lands have been studied extensively for urban development purposes. It is time to move 
forward with adding the subject lands to the Welland urban area.

 The subject lands are a logical extension of the existing urban area.

 The City is experiencing growth pressures for development in the area.

 Is readily serviceable as no major extension or upgrading of water and sewer infrastructure is 
required (750 mm Regional water main on Clare Avenue, 600 mm Regional sanitary main on Rice 
Road, 750 mm Regional sanitary main on Quaker Road, east of Rice Road, existing City water and 
sewer services in some areas).

 The subject area contains an elementary school and the NCDSB Headquarters, and abuts two 
other elementary schools and the Welland Niagara College Campus.

 55 ha of land is already designated Built Boundary under the Growth Plan.

 Pending City owned land sale of the Former Welland Soccer Club lands.

 Abuts the Urban Boundaries of the Town of Pelham and City of Thorold
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More Homes, More Choice: Ontario’s Housing Action Plan
 OPA #24 helps implement 

Ontario’s five-point Plan for 
housing supply as follows:
 Addresses speed by 

expediting the process to 
add these lands to the 
urban area for Welland. 

 Addresses cost by 
bringing more land 
supply closer to a shovel 
ready state. Also 
recognizes the costs of 
reports, studies and 
infrastructure works 
completed over the last 
30+ years to justify and 
accommodate the 
subject lands.

 Will address the mix of 
housing types in the 
development of the final 
Secondary Plan for the 
area.
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A Place to Grow - Growth Plan for the Greater Golden Horseshoe 2019 (Growth Plan)
 New changes to Growth Plan allow for a settlement area boundary expansion 

(urban expansion) outside of a municipal comprehensive review for the following 
situations:
• Where there would be no net increase in land within the settlement area; 

and/or 
• Expansions of 40 Ha or less at a time (multiple 40 Ha requests can be made and 

was confirmed by the Minister of Municipal Affairs on November 12, 2019.
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Criteria for Settlement Expansion (Urban Expansion) under Growth Plan Section 2.2.8.3
Policy 

Number

Policy Description Policy

Conformity

Reason

2.2.8.3 a) Sufficient capacity in existing or planned infrastructure and public service facilities;  The subject lands have existing local and regional water and sanitary services.  
There are also a number of planned upgrades and development that are scheduled 
over the next tens years including three pump upgrade projects (Towpath Sewage 
Pumping Station & Shoalt’s Drive Low Lift & High Water Pumping Stations)

2.2.8.3 b) Infrastructure and public service facilities needed would be financially viable over the 
full life cycle of these assets;

 The subject lands have existing local and regional water and sanitary services that 
can easily be extended and is well serviced by both the local and regional road 
network. A Financial Impact analysis is currently being finalized.

2.2.8.3 c) Expansion is informed by applicable water and wastewater master plans or 
equivalent and stormwater master plans or equivalent, as appropriate;

 A Planning and Servicing Study Municipal Class EA was completed in 2008 and an 
up to date Municipal Servicing Study & Transportation Study were completed.

2.2.8.3 d) Avoid, or if avoidance is not possible, minimize and mitigate any potential negative 
impacts on watershed conditions and the water resource system;

 The City is committed to avoid and if not possible minimize and mitigate any 
potential negative impacts on watershed condition and water resource.

2.2.8.3 e) Key hydrologic areas and the Natural Heritage System for the Growth Plan should 
be avoided where possible;

 A natural heritage assessment has identified the Natural Heritage System and key 
hydraulic areas that are to be protected and studied further in the next stages of the 
planning process. 

2.2.8.3 f) Prime agricultural area should avoided where possible;  The subject lands do not meet the requirements for Specialty Crop Areas as 
defined in the Provincial Policy Statement.  They are relatively poorer agriculturally 
and are isolated from other agricultural uses. 

2.2.8.3 g) Settlement Area to be expanded is in compliance with the minimum distance 
separation formula;

 There are no intervening livestock facilities within or abutting the subject lands.

2.2.8.3 h) Any adverse impacts on the agri-food network, including agricultural operations, 
would be avoided, or if avoidance is not possible, minimized and mitigated as 
determined through agricultural impact assessment;

 There are no impacts to the agri-food network.

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

 These Sections have been applied in considering the Urban Expansion

2.2.8.3 j) The proposed expansion would meet any applicable requirements of the Greenbelt, 
Oak Ridges Moraine Conservation, Niagara Escarpment, and Lake Simcoe 
Protection Plans and any applicable source protection plans; and

 These Policies/Plans are not applicable to the subject lands.

2.2.8.3 k) Criteria for settlement expansion within the Protected Countryside in the Greenbelt 
Area

 The City of Welland and the subject lands are outside the Greenbelt Area
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Current Land Area Composition
Type Area

Built 
Boundary
Designated

55 Ha 
(138 Ac)

Core
Natural 
Heritage 
System

37 Ha 
(93 Ac)

Rural 
Residential/
Agricultural

101 Ha 
(250 Ac)

Road 
Allowances

10 Ha 
(25 Ac)

Total Land 
Area

189 Ha 
(468 Ac)



Existing Water and Sewer Infrastructure



Current Official Plan Land Use Map



Current Zoning By-law Map of Subject Lands



Process & Timeline Moving Forward

Northwest 
Secondary 

Plan

Finalization of Stormwater Management Plan and Fiscal Impact Study related to 
Preferred Option (mid-December 2019)

Concept Plan for Public Review and Comment (available 
November 21, 2019)

Open House 
for Final 

Secondary Plan 
(February 

2020)

Local OPA to Implement Secondary 
Plan (60-90 days)

Approval of 
OPA (April 

2020)

OPA #24

Notice of PIM 
and Statutory 

Public Meeting 
(November 7, 

2019)

Open House 
(November 21, 

2019)

Statutory 
Public Meeting 
(December 3, 

2019)

Staff 
Recommendation 
Report (December 

17, 2019)

OPA Sent to 
Region for 

Consideration 
(December 18, 

2019)

Region of Niagara Approval of OPA #24

Regional 
Official Plan 
Amendment

Submitted to 
Region 

(November 12, 
2019)

Decision Required from Region of Niagara Council within 120 days of submission

120 Days 
(March 11, 

2020)
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Population & Employment Growth In Welland

 The population is forecasted to grow by 18,630 people between 
2016-2041. This would bring the estimated total population of 
Welland to 72,520 by 2041.

 The number of jobs are forecasted grow by 11,020 for an estimated 
total of 28,760 jobs.

 Building Permit Data Supports the estimated increase in population or 
higher:

TABLE 1.2: Number of New Dwelling Units 

Year Number of Dwelling Units 

2016 132 
2017 197 
2018 399 
2019 (as of November 18, 2019) 453 (forecasting 500 by year end)  
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2019 PROPOSED SECONDARY PLAN



Questions/Comments

 Public input is an important component of the Planning Process and 
we want to hear from you.

 Please feel free to use the comment sheets provided to submit your 
comments or you can email comments to: devserv@welland.ca

or mail or drop-off at:

Corporation of the City of Welland
Infrastructure and Development Services
Planning Division
60 East Main Street, Welland, Ontario L3B 3X4
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