
   
 

   

  

  

   

  

   

  

  

  

  
   

       
  

  

       
 

 

COUNCIL MEETING AGENDA 

Tuesday, January 21, 2020 
7:00 P.M. 

COUNCIL CHAMBERS – CIVIC SQUARE 

1. COMMITTEE-OF-THE-WHOLE (IN-CAMERA) (6:40 p.m.) 
(See yellow tab) 
• Personal matters about an identifiable individual, including municipal or local board 

employees: 
- Citizens appointment to: 

Property Standards Committee/Dog Control Appeal Committee 
Accessibility Advisory Committee. 

• Proposed or pending acquisition or disposition of land by the municipality or local 
board: 

- City Owned Lands. 

2. ARISE FROM COMMITTEE-OF-THE-WHOLE (IN-CAMERA) (6:55 p.m.) 

3. OPEN COUNCIL MEETING (7:00 p.m.) 

3.1 NATIONAL ANTHEM 

3.2 OPENING REMARKS 

3.3 ADDITIONS/DELETIONS TO AGENDA 

3.4 ADOPTION OF MINUTES 

Special Council Meetings of December 10, 2019 and January 14, 2020 and 
Regular Council Meeting of December 17, 2019 (Previously Distributed). 

3.5 CALL UPON THE CITY CLERK TO REVIEW COMMITTEE-OF-THE-WHOLE 
ITEMS (IN-CAMERA) TO BE ADDED TO BLOCK 

3.6 DISCLOSURES OF INTEREST 

3.7 COUNCILLORS TO DETERMINE AGENDA ITEMS AND BY-LAWS TO BE 
REMOVED FROM BLOCK FOR DISCUSSION IN COMMITTEE-OF-THE-
WHOLE (OPEN) (See pink tab) 



   
 

   
   

   

 
  

 

  
 

   
 

    
 

 
     
     
     
    
 
      

  
 

     
  

 
     

 
    

 
    

 
 

   
  
 
 

   
 
 

  
 

    
 

    
   

   
  

 
 

  
 

  
 

  
 

COUNCIL MEETING AGENDA – Page 2 

Tuesday, January 21, 2020 
7:00 P.M. 

COUNCIL CHAMBERS – CIVIC SQUARE 

4. ORAL REPORTS AND DELEGATIONS 

4.1 PRESENTATIONS 

Presentation of certificates by Mayor Campion and Owen Gallagher, Chair, Mayor’s 
Youth Advisory Committee for the Winter Lights Competition to the following 
winners of the 2019 Winter Lighting Contest: 

1st Place:   Dale and Fran Johnston 
2nd Place:  Alain Raby 
3rd Place:   Kelly McComber 
People’s Choice Award: Dale and Fran Johnston 

Certificate presentation by Councillor John Chiocchio to Johnny Augustine for 
winning the 2019 Grey Cup and Tim Bisci his High School Coach. 

99-99 Rodney Moore and Craig Bagshaw, owners of Pirate Ship Cove re: 
Inflatable Waterpark. 

4.2 DELEGATION(S) (maximum 5/10/5 policy) - Nil 

4.3 AGENCIES, BOARDS, COMMISSIONS AND COMMITTEES REPORT(S) - Nil 

4.4 LEGISLATED PUBLIC HEARINGS/MEETINGS - Nil 

5. COMMITTEE-OF-THE-WHOLE (OPEN) 
(to discuss items removed from Agenda Block) 

6. BY-LAWS (SEE AGENDA INDEX) 

7. NOTICES OF MOTION 

7.1 Councillor matters discussed with staff for reporting purposes 

7.2 Notices of Motion (previously submitted for discussion) - Nil 

7.3 Call for Notices of Motion (for introduction at the next scheduled Council 
meeting) 

8. CORPORATION REPORTS 

8.1 Mayor’s Report 

8.2 Chief Administrative Officer’s Report 



   
 

   
   

   

 
  

 

   
 

         
    

 
 

  
 
 

COUNCIL MEETING AGENDA – Page 3 

Tuesday, January 21, 2020 
7:00 P.M. 

COUNCIL CHAMBERS – CIVIC SQUARE 

9. CONFIRMATORY BY-LAW 

A By-law to adopt, ratify and confirm proceedings of the Council of the Corporation of the 
City of Welland at its meeting held on the 21st day of January, 2020.   Ref. No. 20-1 

10. ADJOURNMENT 



 
 

 
 

   
 

   
   
 

 

 
 

 
   

   
 
  

 
      

     
 
 

  
 
    
 
       
 
      
    
     
 

            
    

    
 

           
   

   
 

             
     

        
 
 
 
 
 

COUNCIL MEETING AGENDA INDEX 

Tuesday, January 21, 2020 
7:00 P.M. 

COUNCIL CHAMBERS – CIVIC SQUARE 

Page No. 

AGENDA BLOCK 

1. BUSINESS ARISING FROM MINUTES, PREVIOUS MEETINGS AND OTHER ITEMS 
REFERRED FROM COUNCIL FOR DISCUSSION 

Deferred from the December 17, 2019 Council Meeting. 

1 - 16 P&B-2020-06 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
Unoccupied Homes in the City of Welland.  Ref. No. 18-23  

2. COMMITTEE AND STAFF REPORTS 

1. Business Arising from Committee-of-the-Whole (closed) 

2. General Committee Report to Council - Nil 

3. Budget Review Committee Report to Council - Nil 

4. Staff Reports 

17 - 23 ENG-2020-02 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
Summerlea Park Playground and Related Landscaping - Tender 
Award.  Ref. No. 20-19 (See By-law 1) 

24 - 25 ENG-2020-04 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
License of Occupation Renewal - Vezna Bazgaloska-Murgoski at 
Welland Market Square - 70 Young Street.  Ref. No. 20-19 

26 - 31 ENG-2020-05 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
Service Centre Roof Replacement Phase II - Tender Award. 
Ref. No. 19-112 (See By-law 2) 



   
 

  
 

   

 
 

 

 

            
         

    
      

 
   

        
 

            
   

 
 

           
   

 
    

   
 

     
 

      
 

           
  

   
     

 
 

           
   

  
      

 
 

       
            
      
 

      
         

      
     
 

      
        
     

COUNCIL MEETING AGENDA INDEX – Page 2 

Tuesday, January 21, 2020 
7:00 P.M. 

COUNCIL CHAMBERS – CIVIC SQUARE 

Page No. 
32 - 56 P&B-2020-01 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -

Application for Zoning By-law Amendment (File No. 2019-03) - City of 
Welland - for lands on the east side of Plymouth Road, south of First 
Street and north of Second Street, known municipally as 114 & 142 
Second Street, 115 First Street and an unaddressed parcel on the 
south-east corner of Plymouth Road and First Street. 
Ref. No. 19-123 (See By-law 3) 

57 - 59 P&B-2020-02 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
Community Improvement Plan Incentive Applications - Quarterly 
Summary Report for Fourth Quarter of 2019.  Ref. No. 11-108 

60 - 230 P&B-2020-03 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
Application for Official Plan Amendment (OPA 22), Zoning by-law 
Amendment (File No. 2019-02) and Draft Plan of Vacant Land 
Condominium (File No. 26CD-14-19003) - Upper Canada 
Consultants (Mountainview Developments Inc.) for lands on the west 
side of South Pelham Road, south of Sumbler Road at the end of 
Foxtail Avenue and Sparrow Drive and north of the Sobeys Plaza, 
municipally known as 633 South Pelham Road.  Ref. No. 19-105 
(See By-laws 4 & 5) 

231 - 236 P&B-2020-04 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
Proposal to Stop Up and Close and Declares Surplus Caroline 
Avenue located north of Sauer Street, south of the former Railway 
Lands, north of Louise Street, McLaughlin Street and Hildred Street 
and west of Bradley Avenue.  Ref. No. 20-42 

237 - 242 P&B-2020-05 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
Application for Tax Increment Grant Program - Community 
Improvement Plan for the Downtown and Health and Wellness 
Cluster - 2715280 Ontario Inc., 22 and 28 Steel Street (File No. 
DHWC 2019-19).  Ref. No. 20-41 

243 - 265 CLK-2020-01 Gen. Mgr., Corporate Services, Chief Financial Officer/Treasurer, 
S. Zorbas - Annual Report - 2019 Meetings of Council. 
Ref. No. 20-29 

266 - 267 CLK-2020-02 Gen. Mgr., Corporate Services, Chief Financial Officer/Treasurer, 
S. Zorbas - Welland Downtown Business Improvement Area 
(WDBIA) - Amendments to By-law 1999-51.  Ref. No. 99-90 
(See By-law 6) 

268 - 269 R&C-2020-01 Gen. Mgr., Economic Development, Recreation & Culture, 
D. Degazio - 2020 Welland Summer Concert Series. 
Ref. No. 99-90/99-99 



   
 

  
 

   

 
 

 

 

 
  

 
       

   
 
   

        
 

 
    

      
   
 
   

  
  

  
 

       
 
   
 
  
 
  

  
 

    
  
 

   
 

 
 

 
   
 

 
          

      
   

 
 

COUNCIL MEETING AGENDA INDEX – Page 3 

Tuesday, January 21, 2020 
7:00 P.M. 

COUNCIL CHAMBERS – CIVIC SQUARE 

Page No. 

3. NEW BUSINESS 

270 - 271 1. Steven Soos, resident re: Support for the Out of The Cold Program - Welland. 
Ref. No. 19-126 

RECOMMENDATION: 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information the 
correspondence from Steven Soos dated December 15, 2019 regarding support for 
the Out of The Cold Program. 

272 - 301 2. Nora Reid, Secretary/Treasurer, City of Welland Advisory Committee re: Designation 
of Tugboats Mural as having Cultural Heritage Value or Interest under the Ontario 
Heritage Act.  Ref. No. 05-50 

RECOMMENDATION: 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information and 
supports the recommendation by the City of Welland Heritage to designate Tugboats 
Mural as having Cultural Heritage Value to the City of Welland. 

302 - 304 3. Paul Dubé, Ombudsman of Ontario re: Closed meeting complaint. Ref. No. 02-160 

RECOMMENDATION: 
THAT THE COUNCIL OF THE CITY OF WELLAND receives for information the 
closed meeting complaint report dated January 9, 2020. 

4. BY-LAWS 

MAY BE VIEWED IN THE CLERK’S DIVISION PRIOR TO THE MEETING IF 
DESIRED. 

1. A By-law to authorize entering into contract with Touchstone Site Contractors Inc. for 
the Summerlea Park Playground and Related Landscaping.  Ref. No. 20-19 
(See Report ENG-2020-2) 

2. A By-law to enter in contract with Schreiber Brothers Limited for the Municipal Service 
Centre Roof Replacement - Phase II.  Ref. No. 19-112 
(See Report ENG-2020-5) 

3. A By-law to amend City of Welland Zoning By-law 2017-117 (City of Welland - File 
2019-03) 115 First Street, 114 & 142 Second Street and an unaddressed parcel on 
the south-east corner of First Street and Plymouth Road. Ref. No. 19-123 
(See Report P&B-2020-01) 



   
 

  
 

   

 
 

 

 

   
      

  
 

   
  

 
       

 
 

 
 

 
  

   
 
 
 
 
 
 
 
 
 

COUNCIL MEETING AGENDA INDEX – Page 4 

Tuesday, January 21, 2020 
7:00 P.M. 

COUNCIL CHAMBERS – CIVIC SQUARE 

Page No. 
4. A By-law to amend City of Welland Zoning By-law 2017-117 (Mountainview 

Developments Inc. - File 2019-02) 633 South Pelham Road.  Ref. No. 19-105 
(See Report P&B-2020-05) 

5. A By-law to adopt Official Plan Amendment No. 22.  Ref. No. 19-105 
(See Report P&B-2020-05) 

6. A By-law to amend By-law 1999-51, being a By-law to designate a certain area as an 
improvement area (Welland Downtown Improvement Area) and to establish a Board 
of Management.  Ref. No. 99-90 
(See Report CLK-2020-02) 

7. A By-law to authorize the appointment of Margaret Corbett as Deputy Clerk of the 
Corporation of the City of Welland. Ref. No. 20-24 
(Housekeeping By-law for appointment for Deputy Clerk) 
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GENERAL 
MANAGERCOUNCIL 

CFOINFRASTRUCTURE AND DEVELOPMENT SERVICES 

BUILDING DIVISION CAO 

REPORT P&B-2020-06 
JANUARY 21, 2020 

SUBJECT: UNOCCUPIED HOMES IN THE CITY OF WELLAND 

AUTHOR: JACKTOSTA1 CBCO1 CPSO 
CHIEF BUILDING OFFICIAL 

APPROVING G.M.: TRAVERS FITZPATRICK, 
GENERAL MANAGER, INFRASTRUCTURE AND 
DEVELOPMENT SERVICES 

RECOMMENDATIONS:, 

THAT THE COUNCIL OF THE CITY OF WELLAND receive report2020-06; and, 

THAT Welland City Council amend the current vacant buildings by-law by Including 
houses into the registration requirements and imposing fees for inspections of 
vacant buildings, as well as fines for failure to comply, as attached as Appendix I; 
and, 

THAT the fees listed in Appendix II and Ill to the report from the Infrastructure and 
Development Services department, dated January 21, 2020, be approved effective 
January 21, 2020, and such fees be included in the 2020 Rates and Fees 
schedules; and 

ORIGIN AND BACKGROUND: 

At the January 15, 2019, Council approved a motion made by Councillor Van Vliet 
directing staff in the Building and By-law Enforcement Divisions to review the 
current Property Standards and Vacant Buildings By-laws to address reoccurring 
issues related to unoccupied homes in the City of Welland. 

The motion was brought forth as a result ofa number of properties with unoccupied 
homes. The condition of these properties has deteriorated below the level of 
acceptable standards, as well as creating various safety hazards associated with 
vacant buildings. 
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COMMENTS AND ANALYSIS: 

Both Building Division and By-law Enforcement Division staff are currently tasked 
with the enforcement of the City's Property Standards By-law 2009-108. 

The condition of the exterior property including weeds, parking of unlicensed or 
derelict vehicles, and outdoor storage of materials is addressed by By-law 
Enforcement staff through the provisions of the Property Standards and Clean 
Yards By-laws. 

The condition of all existing buildings located on private properties are addressed 
by the Building Division staff through the provisions of the Property Standards By­
law and the City's Vacant Buildings By-law 2011-64. 

Complaints related to the condition of private properties are received by City staff 
who, depending on the nature of the complaint, will assign the complaint to either 
Building, By-law or both departments for investigation. If the complaint is related to 
the exterior condition of the property, the investigation is carried out by By-law 
Enforcement staff. However, if the complaint also involves the building, then staff 
from both divisions are involved . 

PROPERTY STANDARDS BY-LAW 

The City's Property Standards By-law derives its authority through the Building 
Code Act and is intended to establish acceptable provisions for property conditions 
based on community standards. 

Section 7 of the by-law contains the provisions for maintenance of vacant bulldings 
which are required to be cleared of garbage and debris and have all services 
disconnected except those necessary to maintain the building. 

The by-law also prescribes that all window and door openings be kept in good 
repair or be boarded up with acceptable materials. Additionally, all exterior building 
components such as the roof or wall cladding must be maintained to the minimum 
acceptable standards including provisions for pest control. 

The enforcement process through the Property Standards By-law is legislated 
through the Building Code Act which provides an appeal period of 14 days before 
an order can be confirmed thereby allowing authority to gain compliance with the 
terms of the order. The City's Property Standards Committee hears appeals and 
can confirm, rescind, or amend the order. 

Once an order has been confirmed, the owner must carry out the remedial work to 
bring the property into compliance. If the order is not complied within the stipulated 
timeframe, the municipality may carry out all work and recover the costs in like 
manner as taxes. 
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CLEAN YARDS BY-LAW 

The Clean Yards By-law 10727 was adopted under the authority of Section 128 
of the Municipal Act 2001. This requires the owner or occupant of land to clean 
and clear the land (not including buildings), and to clear refuse or debris from the 
land. 

The enforcement process through the Municipal Act allows for a much more 
expedient process as only one notice of non-conformity is required to be issued 
in each year in order to allow municipal staff to carry out remedial work 
necessary to bring the property into compliance. 

The only limitation of enforcement through this by-law is that the by-law does not 
apply to the condition of buildings. 

VACANT BUILDINGS BY-LAW 

Vacant Buildings By-law 2011-64 was also passed under the authority of section 
128 of the Municipal Act 2001, in order to protect the public from nuisances related 
to vacant buildings. The enforcement is complaint driven and administered by the 
Building Division. 

Under the terms of the by-law, owners of vacant buildings which have been vacant 
for a period of more than 90 days, must register the building, secure the building 
from unauthorized entry, maintain liability insurance, and provide for regular 
monitoring of the building in order to avoid the risk of fire. Houses and farm 
buildings are exempt from the registration provisions of the by-law. 

The current by-law does not provide for a fee for the registration of vacant 
buildings; however, the by-law does provide for fees when an inspection is carried 
out by the City inspector. 

Owners of vacant buildings are required to arrange for an inspection by the City 
inspector with in two weeks of registration and every six months thereafter. If an 
inspection of a vacant building reveals that the building is in contravention of any 
section of the by-law, the inspector may issue an order requiring the owner to carry 
out any remedial work that is necessary to bring the building into compliance. 

Refusal to comply with the direction of the inspector may result in work being 
carried out by the City with the owner absorbing all costs. 

CURRENT ENFORCEMENT PRACTICE 

All complaints related to unsatisfactory condition of existing residential buildings 
are currently investigated through the Property Standards By-law. 

This has become the most effective approach in dealing with property complaints 
since they typically include non-compliance with other sections of the by-law such 
as yard condition and can therefore be addressed through the same by-law. 
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Building staff initiate an investigation within 24 hours of receiving a complaint; 
however during peak construction season, the response time may increase as 
building inspector availability is limited due to the legislated requirement to carry 
out inspections on buildings that are constructed through the building permit 
process, in accordance with the Building Code Act. 

When an investigation confirms noncompliance with the provisions of the by-law, 
an order may be issued to the owner outlining all the deficiencies with specific 
timeline to remedy all deficiencies. 

If an order is issued, the Building Code Act provides an appeal process to the 
property owners to appeal the order to the Property Standards Committee. The 
committee may amend, revoke or confirm the order. Once the order is confirmed, 
the compliance date for completion of work begins. 

A typical enforcement case can take between six and twelve months to resolve. 
Refusal to conform to the terms of an order may result in further legal action being 
taken through prosecution or remedial action being undertaken by the municipality. 

Once a Property Standards order has been issued and confirmed the owner will 
still be required to carry out the remedial work necessary to bring the property into 
compliance or the City will remediate the property at the owner's expense. 

During the November 18, 2019 meeting, Council resolved to allow the use of 
Administrative Monetary Penalties for contraventions of City's non-parking by­
laws. The program is intended to streamline the adjudicative process for by-law 
violations through the issuance of penalty notices for infractions. 

Moving forward, enforcement staff investigating complaints related to property 
standards will be able to issue penalty notices when they are satisfied that a person 
has failed to comply with the provisions of the by-law or an order issued in 
accordance with the by-law. 

The Building Code Act was recently amended providing municipalities to authority 
to impose administrative penalties for failure to comply with the Property Standards 
By-laws or an order issued for non-compliance with the by-law. As a result of this 
amendment the Welland Property Standards By-law was included into the 
Administrative Monetary Penalty System effective January 2020. 

MUNICIPAL COMPARATORS: 

Cities such as Oakville, Hamilton, and Brantford have implemented vacant 
property registry by-laws. 

In 2019, the Town of Oakville implemented a vacant building and properties 
registry by-law. Oakville requires that the owner of every vacant building ensure 
that the building is secure from unauthorized entry, maintains liability insurance 
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and protects the building from risk of fire, accident or other danger. The one-time 
registration fee in Oakville is $44.00. 

The City of Brantford implemented their vacant property registry by-law in early 
2016. Brantford requires that the owner of every vacant building ensure that the 
building is secure from unauthorized entry, maintains liability insurance and 
protects the building from risk of fire, accident or other danger. In addition, they 
require property owners to monitor the property no less than on a monthly basis , 
provide a floor plan, and provide inventory of all combustibles on property. 
Brantford also charges a one-time registration fee of $270 and an annual renewal 
fee of $600. 

In 2010, the City of Hamilton enacted a robust vacant property registry by-law 
that has identified approximately 400 buildings and allocated a dedicated staff 
team, supported by program fees , to monitor the properties and buildings 
quarterly. If staff confirm a building is vacant and it is not registered, they begin 
enforcement efforts. 

Hamilton considers their program to be very successful, as it has resulted in safer 
neighbourhoods and has further motivated property owners to maintain their 
buildings and seek new tenants/users more quickly. The city's fee is $1061 (initial 
administration fee $277 + the yearly inspection fee $693.81 + HST). There is also 
a yearly fee of $338.94 for additional vacant buildings on the same property. 

RECOMMENDED WELLAND FEES: 

In an effort to address Council's concerns over the number of vacant houses in the 
City of Welland, staff recommend amending the current Vacant Buildings By-law 
to include houses into the registration requirements. 

Additionally, staff recommend imposing a onetime registration fee of $200.00 to 
offset the administrative costs of maintaining the registry of vacant buildings. 
This amount was based on the municipal comparators considered in this report 
which could be reviewed to ensure cost recovery is being achieved . 

Staff further recommend that Schedule "A" of the Administrative Monetary Penalty 
System Bylaw 2019-134 be amended by including the Vacant Buildings By-law 
into the list of designated bylaws. This will enable enforcement staff to issue 
penalty notices of $400.00 for non-compliant buildings or when orders issued by 
officers have not been complied with . 

This option would be similar to the approach taken by the other comparable 
municipalities and would involve dedicating staff to the administration and 
enforcement of the by-law, thereby eliminating the fractional enforcement that is 
currently in place. 

As the Property Standards By-law and Clean Yards By-laws do not require owners 
of vacant properties to register, the City is often not aware of them until the 
condition of the property deteriorates to a state that generates a complaint. 
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Responding to these complaints negatively impacts staff resources as they often 
have to locate the owner which further prolongs enforcement efforts and 
contributes to further dereliction. 

A vacant property registry for residential properties would give enforcement staff 
more tools and resources to ensure that these properties do not fall into further 
disrepair or contribute to safety concerns for the public. This option would provide 
for a more expedient process by making one department responsible for the annual 
issuance of a notice of non-conformity thus allowing remedial work to be initiated. 

This option is recommended to Council as enforcement and compliance can be 
achieved in a more efficient and consistent manner. 

FINANCIAL CONSIDERATION: 

It is anticipated that the implementation of the registration and inspection fees for 
vacant buildings can partially offset the cost of administration and enforcement of 
the Vacant Buildings By-law. 

OTHER DEPARTMENT IMPLICATIONS: 

The By-law Enforcement division will administer and enforce the Vacant Buildings 
By-law. 

SUMMARY AND CONCLUSION: 

The City's current Vacant Buildings By-law does not include registration or 
enforcement provisions for vacant houses. The recommendation to Council is to 
amend the Vacant Buildings By-law, attached as Appendix I, for this purpose. 

ATTACHMENTS: 

Appendix I: Amended Vacant Buildings By-law 2011-064 
Appendix II : Vacant Buildings By-law Registration Fees 
Appendix Ill : Administrative Monetary Penalty Fees 
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THE CORPORATION OF THE CITY OF WELLAND 

BY-I.AW NUMBER 2011-64 BEING A BY-LAW FOR 

REGISTRATION OF VACANT BUILDINGS 

WHEREAS Section 11 ofthe Municipal Act, 2001, S.O. 2001, Chapter 25, 
as amended provides that By.laws may be paB&ed by a lower-tier municipality 
respecting the health, safety and well-being of persons, and fer the protection of 
persons and property; 

AND WHEREAS Sections 8 and 9 ofthe Munlclpal Act, 2001, S.0. 2001, 
Chapter 2S, as amended provide a for the interpretation and·scope ofby-law 
maklng powers, Including providing for a system of licenses (lncludlng permits, 
approvals end registrations), forthe regulated matter; 

AND WHEREAS Section 128 ofthe Municipal Act, 2001, S.O. 2001, 
Chapter 25, as amended provides that a local munlcipaltty may prohibit and 
regulate with respect to publlc nuisances, Including matte111 that, In the opinion of 
Council, are or could bacome orcause public nuisances; 

AND WHEREAS Section 448 ofthe Munlclpal Act, 2001, S.O. 2001, 
Chapter 25, as amended provides that where a municipality has the authority by 
any Act or By-law to direct or require a peison to do a matter or thing, the 
munlclpallty may also provide that, In default of It being done by the parson 
directed or required to do so, the matter orthfng shall be done at the peJSCn's 
expense and the municipality may recover the ooats ofdoing the matter orthing 
from the person required to do it, by action or by adding the coats to the tax roll 
and collecting them In the same manner as taxes: 

AND WHEREAS It la the opinion of the Council of the Corporation of the 
City of Welland that vacant bulldlngs are, or could become, public nuisances, and 
It Is desire ofthe Council ofthe Corporation ofthe City ofWelland to regulate 
vacant buHdlnga; 

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE CITY OF 
WELLAND ENACTS AS FOLLOWS: 

SECTION 1 SHORT TIRE 

1.1. This By-law may be cfted as "The Vacant Bulldlng Registry By-law". 

SECTION 2 SCOPE 

Toe provisions of this By-law shall be eppllcable on all lands end 
p rapertles within the llmlta of The Corporation of the City ofWelland. 

2.2. Nothing In this By.Jaw shall be construed as Umlting, restraining, 
superseding, impeding or otheiwlse conflicting with the authority of the 
Medical Offii::er of Heahh, lhe Fire Marehal, the Bulldlng Code Ad, the Fire 
Protection and Prevention Ad, or any Provincial or Federal Minister and 
hlsJller powers as set out In any Act, By.Jaw or regulallon. 

2.1 
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SECTION 3 DEFINmONS 

3.1. Ceftnlllons In the Building Code Act and the Building Code shall be used 
with respect to matters pertaining to buildings and which are undefined In 
this By-law. 

3.2. Definitions In the Fire Protectlon end Prevention Act and the Fire Code 
shall be ueed with ruspe<:tto matters pertaining to fire prevention and fire 
safety and which are undefined In this By-law. 

3.3. "Applicant" means the applicant for registration of a vacant bulldlng, being 
an owner or paraon who Is authorized agent for an owner. 

3.4. "Building damaged byflren shall Include a building partially or completely 
damaged by fire to the extent that It requires repairs to pennll use or 
occupancy, or requires demontlon because It is unsafe. 

3.5. "City" means Tl'le Corporation ofthe City ofWeUand. 

3,8. ~eounclln means the Council ofthe Corporation ofihe City ofWelland 

3.7. "Fire Chief' means the Fire Chief of the City orhis or her designate who 
may Include a Fire Prevention Officer or the Director of Fire Prevention. 

3.8. "GeneralMangger'' means the City's GeneralManagerof 
lnflasfnlctu,a and DevelopmentServices or hisor herdesignate 

3:8. "Offlcer"means a pe,son appointedbv UHi CffyofWelland or 
assignedbvthe GeneralManager to ~ thla bv-law; 

3.10. "Owner" means the building orproperty owner or other person In control 
of, or who haa an Interest, aa an owner or tenant, in the bulldlng or 
property upon which the subject vacant building Is located, and Includes a 
lessee who, under the terms of a lease or agreement, i& required to repair 
or maintain the bulldlng. 

"Pena/tv Nollce" means a penalty nalh:e as defined In City of 
Welland Administrative PenaltyBV:faw for Non Pluldnq Related 
Ol1enaes 2019-134. 

3,12. "Register" (noun) means the City list of vacant buildings maintained by the 
General Manage,; register (verb) means to complywith the requirements 
ofthis By-law concerning registration of vacant buildings; 

3.13. "Secure" means to maintain a building in a condition that reasonably 
. prevents access to the Interior or the bullding, or to the exterior or the 
bulldlng, tr deemed unsafe by an Officer, and mayInclude locking, lnfllllng, 
sealing, or boarding of doors, windows or other openings In awall or roof 
of a bulldlng, the Installation ofsecurity measures/devices, wamlng 
slgnage, and may also Include demolition. 

3.14. nvacant buUdlnq" meansa bul/mnq ora parl ofa building fhat Is not 
beingused orqacupledfor a perioda,q:eed1ng ninelv f90J 
r:onsecu6ve dap. lncludlng days vacantprlortp Utepassage ofthis 
By-Jaw, buf does not include: 
{aJ a bulldlnq where a use pennltlsd underthe City's zoning bv-laws 
is ocauning; 

(bJ a building that Is under ,:onstnlcllon ordemolition with an open 
oractive building pannrt: 
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(c) an aacesso,ybulldlng located on the same site as the main 
building lftha main buHdlnq Is being used oroccupied; 

ldl a building that meets all appHcable codes. does not cantnbuta to 
blight. Is ready for oacupancvand Is acttvelVbelng olfeted for sale. 
lease ormnt; or 

feJ abuilding that Is not a dwetllng and Is on a pmpenv used as a 
f!mb 

SECTION 4 GENERAL PROVISIONS FOR VACANT BUILDINGS 

4.1. Every owner of a vacant bullding shall: 
a) ensure that the vacant building Is secured against unauthorized 

entry; 

b) maintain llabnlty Insurance on the vacant bul!dlng; 

c) provide Inspection/monitoring of the vacant bulldlng no less then on 
a monthly basis bye person or companyfamDlar and qualified with 
matters pertaining to this By-law; 

d) protect the vacant building against the risk of fire, accident or other 
danger; and 

e) register the vacant building In accordance with section 8. 

4.2-. Whero a vacant building has been vacant far at least 30 consecutive days, 
an Officer who reasonably believes that a vacant building poses a risk to 
eafety may, In writing, require the owner of a vacant bulldlng to do anyone 
or more of the following, wllhln the tlmeframe s~eclfied by the Officer: 

a) provfde the General Manager with a.copy of a site location plan and 
floor plane of each storey of the vacant building, all drawn to scale 
and labeled to the satisfaction ofthe General Manager; 

b) provide the General Manager with a copy of a report from a 
quellfled person or, ifdeemed necessary by the Officer, from a 
Professfonal Engineer registered In Ontario, concerning the 
suuctural sufficiency of the vacant building, or concerning any 
melter related to the vacant building; 

c) provide the General Manager with a copy of the certificate of the 
Insurance required In paragraph 4.1.(b): 

d) ensure that all combustible materials within a vacant building are 
removed to reduce any potential fire loed, to the setlsfactlon of the 
Fire Chief; 

e) Install eecurtty measures or devlcea to the saUsfacllon ofthe 
Officer, and such measures may include boarding of doors, 
windows, or other openings; 

f) maintain and provide the General Manager with a copy of a written 
record/log of any such lnspectfons required In paragraph 4.1.(c). 
Including the date and time of the Inspection, and the contact 
information far the person peJfonnlng the Inspection; and 

g) do any work or repairs which, In the oplnlon of the Officer, ere 
neceasery to secure a vacant bulldlng from unauthorized entry or 
protect a vacant building against the risk offlre, accident or other 
danger. 
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4.3. Every owner of a vacant building shall comply with lhe written 
requirements of the Officer In subsection 4.2 above, wllhln the Umeframe 
specified. 

4.4. Where a vacant buildIng Is also a bulldlng that Is Included in the register of 
property aHualad In the municipality that Is of cultural heritage value or 
Interest or has been so designated pursuant to the Ontario Heritage Act, It 
Is the responslbillty of the owner to bring the lnolualcn or heritage 
designation to the Officer's attention, to ensure compliance with all other 
laws or By-laws respecting lhe property. 

Where a vacant building or building damaged by fire Is boarded or 
required to be boarded: 

a) boarding materials shall be Installed and maintained in gccd order; 

b) unless inherently resistant to deterioration, bearding materials shall 
be treated with a protective coating ofpaint or of equivalent 
weather-resistant matarlal; 

c) boarding materials shall be Installed to exclude rain and w!nd from 
entering the building and to secure the bulldfng from unauthorized 
entry, and shall be Installed withbt the reveal of tl1e opening frame 
or cladding, where feasible; and 

d) boarding materials shall be selected, coated, coloured and installed 
to match surrounding door/window frames and exterior wall 
finishes. 

4.8. Where a vacant bulldlng remains vacant for more than sixty consecutive 
days, the owner shall en&W9 that all utilities serving the building are 
properly disconnected, terminated, or capped, unless such utllltles are 
n8C8888.ry ftlr the safety or security of the vacant bulldlng, or unless such 
utllltles are otherwise required by law to remain connected. 

4.7. Where openings In a vacant building, prevfoualy boarded or secured, 
become unsecured, such openings shall be seowed again, using 
malerlala and fastene1& ofgreater strength, installed In such a manner to 
dater lhelr destruction or removal. · 

4.8. Where a vacant building is unsecure from unauthorized entry to the extent 
that It cannot, In tha opinion ofan Officer, be reasonably or effectively 
secured by boarding or olher means of repair, the building shell be 
demolished. 

4.9. Where the security measures of a vacant building are frequently 
breeched, In aplle of repeated attempts to re-eecure as described In 
subsectfon 4.7, the building shall be demolished, or full time security 
personnel be shall provide on-site by the owner. 

4.1 O. An Officer may accept alternative measures for temporary security which 
mey Include fencing or full time security personnel, If an owner can 
demonstrate such measures provide a lave! of safety equivalent to that 
required by this By-law. 

SECTION 5 BUILDING DAMAGED BY FIRE 

5.1. Every owner of a building damaged by fire shall Immediately contact the 
Fire Chief, or a representettve of Wetland Fire and Emergency services at 
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the scene cf a fire, to infonn them of the owner's lntenUon to comply with 
the requiremenl& of this By-law. 

5.2. Every owner ehall ensure that a building damaged by fire Is secured 
against unauthorized entry within twenty-four houra after release of the 
property by the authority having Jurfsdlctlon or, if the Fire Chief has 
granted an extension, by the deadline given by the Fire Chief. 

5.3. Notwithstanding Section 5.2, where, In the opinion of the Fire Chief or the 
General Manager, a building damaged by fire is In a condition that 
presents an Immediate hazard to public safety, the owner shall ensure that 
the building damaged by fire Is secured against unauthorized entry 
forthwith after release of1he relevant bundlng by the authority having 
Jurisdiction. 

SECTION 8 REGISTRATION OF VACANT BUILDING 

6.1. Every owner of a vacant bulldlng, (except a vaeant lleusoervacanl farm 
building), which has been vacant for at least ninety coneecutive days, 
Including daya vacant prior to passage of this By-law, shall register the 
building In accordance with th!& section. 

6.2. A reglstraUon expires: 
a) when the reglstraUon Is revoked by the General Manager for reason 

of false, Incomplete, or m!alaadlng Information; 
b) when the vacant bu!ldlng Is sold or otherwise transferred to a new 

owner; 
c) when the General Manager Is sa11sfied, that the building is no 

longer vacant 

AppUcatfon Requirements 

· 8.3. Every appliesnt to register a vacant bulldlng shall submit to the General 
Manager, a completed and signed application fonn, such form developed 
from lime to time, and maintained by Iha General Manager, for each 
vacant bulldlng proposed to be registered. lhe General Manager may 
raquira additional Information where he/she deems necessary. 

6.4. A vacant bulldlng shall not be reglatered unleas the Information required 
on the application form, or by the General Manager, la ccmplete and 
conect. 

6.5. Every applicant and every owner shall ensure the Information provided on 
the application form, or required by the General Manager, is complete and 
correct, and Is maintained current, after reglatrallon. It Is the responslblllty 
of the owner to Immediately notffy the General Manager In writing, when 
any such Information changes, or when there is a signed agreement for 
sale of the property or building. 

C!tY Inspection Requirements 

6.8. Every appllcant shall make arrangements for Inspection of a vacant 
· bullitlng by Officers within two weeks of registration, and every six months 

thereafter, or as othalWise directed In writing by an Officer. 

Fees 

6.7. Fees for lnltlal registration of a vacant building ahatl be levied In 
accordance with Schedule 'A' lo this By-Jaw. 

6.8. Inspection fees shall be detennlned by Officers, after Inspection, in 
accordance with Schedule •A" and the City fees and Charges By-law, and 
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shall be applicable where a vacant building ls not in compllance with this 
By-law, In the opinion of an Officer. 

6.9. Every owner shall pay the fees determined ln subsection 6.8, which 
become due and payable upon written noHficatlon by an Officer, or upon 
lssuanca of an invoice by the City. 

6.1 o. Where an owner Is In default of payment of fees for more than thirty 
calendar days after due, the City may add the cost to the ta)( rail of the 
subject property end collect the amount in the same manner aa property 
taxes. 

SECTION 7 ADMINISTRATION ENFORCEMENT AND RIGHT OF ACCESS 

7.1. Thia By-law shall be administered and enforced by an Officer who Is 
hereby authorized to enforce the provisions of this By-law. 

7.2. An Officer may enter upon and within, and Inspect any land, property, 
building or strut.lure at any time to determine If any se<.tlon of this By-law 
Is compiled with, or to determine jf any direction, notice or order Issued 
pursuant to this By-law or the Munlclpal Act. or any court has been 
complied with, or to perfonn any remedial work authorized In section 8 of 
this By-law. 

7.3. Notwithstanding subsection 7.2, the Officer shall not enter or remain In 
any room or place actually used as a dwelllng unleas the provisions of 
Section 437 of the Munlclpal Act, 2001, as amended are compiled with. 

7.4. The Officer shall have lnapeotion powers described In Section 436 of the 
Munlt.lpal Act. 2001, as amended. 

7.5. Where an owner Is In contravention of any provision of this By-law, an 
Officer, In addition to any other action, may send a notice, in the form of a 
letter or email, to the owner, describing the contravention. 

7.6. Any notice, order or direction given under this By-law may be given 
personally to the person to whom it Is directed, or may be malled by 
ordinary or registered man, or by hand delivery to the malling address of 
the owner of the property upon which the vacant bundlng la located, 
according to the laat revised A&ses51Tlent Roll of the property which does 
not comply with this By-law, or may be posted on the subject vacant 
building and any such derivery or posting shall be deemed good and 
eufflclent service. 

7.7. No person shall obstruct or hinder, or attempt to obstruct or hinder, an 
Officer, Jn the exercise of a power or the perfonnance of a duly under this 
By-law. 

7.8. No person shall refuse to produce any documents or things required by an 
Officer under this By-law, and every person shell aaslet any entry, 
Inspection, examination, or Inquiry by an Officer. 

7.9. No person ahall knowingly furnish false lnl'armation to the City or an 
Officer with respect to this By-Jaw. 

SECTION 9 OFFENCES AND PENALTIES 

8.1. Any person who contravenes any provision of this By-law shall, upon 
Issuance of a penalty notice be liable to pay to the City an admlnlsttative 
penalty In 1he amount of $400.00 or as revised In the Fees and Charges 
by-law. 

An Officer who finds or has any reasonable caU&e to belleve that a person 
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8.2. 

8.3. 

8.4. 

8.5. 

8.6. 

8.7. 

8.8. 

8.9. 

8.10. 

SECTION 9 

has contravened any provision of thts By-law may Issue a penalty notice 
addressed to the person. 

An Officer who bellews that this By-law has been contravened may Issue 
a work order dlrac11ng compliance with this By,-law, and may requlra the 
work specified In lhe order to be carried out immediately, or within the time 
specified In the work order. 

A work order may contain requirements recommended by the Fire Chief or 
other agency that may provide emergency aeNlces or hydro or natural gas 
utility services to the building location, necessary for the safety of its 
employees. 

Where the lntarfor of a vacant building Is considered unsafe by an Officer 
because the r1ak of accident or hann may be high for any parson within 
the building, authorized or not, the Officer may provide in a work order for 
the unsafe condition to be removed, orany measunt taken necesaary to 
protect persona from the unsafe condition. 

A work order shall specify: 
a)" the munlclpel address of the vacant bulldlng; 
b) the conbavenllon of the By-law, and Its location; 
c) the date of the Inspection; 
d) the work ordered to be completed; and 
e) the date by which lhe work must be done. 

Where an Officer, In his or her sole discretion, determines that measures 
taken pursuant to a work order are Insufficient. subsequent wolk orders 
may be Issued requiring additional measures to be taken by the owner. 

In the event that an owner exprasses the Intention not to comply with a 
work order, or a work order Is lasued and not complied within the 
tfmefreme specified In lhe work order, an Officer, the City, including its 
employees, agent or contractor, may enter upon the land and remove 
such things or carry out Die work required to comply with the work order, 
and may recover the costs In accordance with Sectfon 446 of lhe 
Municipal Ad, as amended. 

Whe~. In the reasonable opinion of the officer, allowing a vacant buildlng 
to remain unsecured for even a short period of time presents an 
unacceptable health or &afety risk, the City may cause the building to be 
secured againat unauthorized entry, or repaired by whatever means 
necessary to remove the unacceptable risk, and no prior notice or order to 
the owner shall be required. Notice ofthe action taken in these 
circumstanc:es shall be given to lhe owner In accordance with subsection 
7.6 of this By,-law In a reasonable time thereafter. · 

Anything done or remoVed by an Officer, the City, its employees, agent or 
conbactor, to comply with this By-law, e work order, or notice,·may be 
deposHed elsewhera on the property on which the vacant bulldlng Is 
located, or may be ramoved from the p~party and forthwith destroyed, or 
otherwise disposed of by lhe City, Its employees, agent or contrador. 

Where the City does or causes work to be done on a vacant building or a 
bulldlng damaged by fire ID comply with this Bl,'-law, such work shall be 
done at the expense of the owner. 

If the owner falls to pay the cost of the work done by the City under this 
By-law within thirty calendar days of Issuance of an Invoice by the City, the 
costs may be added to the tax roll of the subject property and collected In 
the same manner as property taxes. 

OFFENCES AND PENALTIES 
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9.1. Aperson Is guilty of an offence tf the person, 
a) fails to comply with an order, notice, direction, or ottier 

requirement under tills By-law, or 
b) contravenes 111ls By-law. 

9.2. Adirector or officer of a corporation who knowingly concurs In the 
contravention of this By-law by the corporation is guilty of an offence. 

9.3. A person who Is ~nvlcted of an offence under this By-law Is liable to a 
fine of not more than $25,000 for a first offence, and to a tine of not more 
than $50,000 for a subsequent offence, where there has been a previous 
conviction underthla By-law. 

9.4. A person who Is convicted of a continuing offence under this By-law is 
llable to a fine of not more than $5,000 for each day or part of a day that 
the offence continues. 

SECTION 10 VALIDITY 

10.1. Should any section, clause or provision of this By-law be held by a court of 
competent Jurisdiction to .be Invalid, the valfdity of the remainder of tile By­
law shall not be atrecfed. 

SECTION 11 EFFECTIVE DATE 

11.1. This By-law shall come Into force and take effect on the date of passing 
thereof. 
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Schedule aAH 

CITY OF WELLAND 

VACANT BUILDINGS REGISTRATION FEE SCHEDULE 

THE VACANT BUILDINGS REGISTRY BY-LAW 2011-64, as amended 

BEING A BY-LAW FOR REGISTERING VACANT BUILDINGS 

COLUMN2
COLUMN1 COLUMN3 

ITEM UNITOFSERVICE PROVIDED PROPOSED FEEMEASURE 

1. Vacant Building Reglsby Fee Initial $200.00
Registration 

2. Vacant Building Re Inspection fee Per $282.00
Inspection 

3. Work Carried Out by lhe City $282.00 plus $94.00/hr. 
Per Event Administration work In 

excess of 2 hours 
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Schedule 11B11 

CITY OF WELLAND 

SET FINE SCHEDULE 

THE VACANT BUILDINGS REGISTRY BY-LAW 2011-64, as amended 

BEING A BY-LAW FOR REGISTERING VACANT BUILDINGS 

COLUMN2 COLUMN COLUMN4 
COLUMN1 Provision 3 

ITEM Second orCreating orShort Form Wording First SubsequentDefining Penalty Penalty
Offence 

1. Fall to comply with an Order, direction or other Sec.4.2 
$400.00 seoo.oorequirement Sec. 8.1 

2. Obstruction Sec.14.6 $400.00 $800.00 

3. Fall to produce any documents or things Sec.14.9 $400.0D $800.00
required by an Officer 

4. Furnish false information to an Officer Sec. 14.10 $400.00 $BOD.OD 



17 APPROVALS 
COUNCIL 

GENERAL 
INFRASTRUCTURE AND DEVELOPMENT SERVICES MANGER 

ENGINEERING DIVISION CFO 

CAO 

REPORT ENG-2020-02 
JANUARY 21, 2020 

SUBJECT: SUMMERLEA PARK PLAYGROUND AND RELATED 
LANDSCAPING - TENDER AWARD 

AUTHOR: PETER BOYCE, MANAGER PARKS, 
PLANNING & MAINTENANCE - PARKS DIVISION 

APPROVING VINCE BEAUDOIN; C.E.T., C.R.S., O.R.O. 
MANAGER: MANAGER OF PUBLIC WORKS 

APPROVING G.M.: TRAVERS FITZPATRICK, GENERAL MANAGER, 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 

RECOMMENDATIONS: 

1. THAT Council accepts the tender of Touchstone Site Contractors Inc. at the 
tendered price of $204,855.00 plus HST for the supply and installation of 
playground equipment and site improvements for Summerlea Park as detailed in 
Report ENG-2020-02 ; 

2. THAT Council directs staff to prepare the necessary agreement and by-law to 
enter into a contract with Touchstone Site Contractors Inc. to execute the 
construction; and 

3. That the Mayor and Clerk are hereby authourised to execute the said and by-law 
and agreement 

ORIGIN AND BACKGROUND: 

The need for replacing the play structure and site improvements for a Summerlea Park 
was identified in the 2019 Capital Budget process. With this inclusion in the budget, 
conceptual planning was done, and solutions discussed in a neighbourhood meeting 
conducted in summer of 2019. Based on the evaluation criteria and input from the public 
at the meeting, the preferred play structures for Summerlea Park were identified as 
those sold by OpenSpace Solutions Inc. Layout plans were developed and tendering of 
the project completed. 
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COMMENTS AND ANALYSIS: 

The tender for the works was locally listed with the Niagara Construction Association, 
Construction Associations, and posted with a major Canadian tendering (Biddingo) 
website for three (3) weeks. 

There were four (4) plan takers and four (4) tenders were received on closing day, 
Thursday October 3, 2019. The tenders have been reviewed for accuracy and found to 
be in compliance with City of Welland tender requirements and the provisions of the 
current Purchasing Policy. 

The summary of all the tenders received is as follows: 

TENDER 
2019 PRICE CONTRACTOR 

BUDGET Excluding NAME AND ADDRESS 
HST 

Touchstone Site Contractors Inc. 
$200,000.00 $204,855.00 650 Allanburg Road 

Thorold, ON L2V 1 AB 

Stevensville Lawn Service Inc. 
2821 Stevensville Road, $200,000.00 $217,485.00 

Stevensville, ON LOS 1SO 

Anthony's Excavating Central Inc. 
$200,000.00 $222,785.00 5982 Elcho Rd . 

Wellandport, ON LOR 2JO 

39 Seven Inc. 
$200,000.00 $228,215.00 9-65 Hanlon Creek Boulevard 

Guelph, ON N1C OA1 

Touchstone Site Contractors Inc. of Thorold, Ontario, is an established landscaping 
contractor in southern Ontario, serving the Niagara Region . Staff at this time considers 
the firm 's experience in similar projects to be satisfactory in accordance to our 
specifications and standards, and therefore, recommends that the firm be awarded the 
contract. 

Construction is scheduled to start spring 2020, and be completed by summer 2020. 

FINANCIAL CONSIDERATION: 

The amount of $200,000.00 is in the 2019 Capital Budget allocation for this work for 
Summerlea Park. The low tender price of $204,855.00 plus the City's portion of the HST 
of 1.76%, and the estimated consulting fees of $13,925.00 plus HST brings the total 
project cost to approximately $224,000. This is over the approved budget allocation by 
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approximately $24,000. Staff recommends that $24,000 from the Capital Reserve Fund 
be used to make up the difference. 

2019 Capital Budget Amount 

Summerlea Park Playground and Related Landscaping 
10 410 19132 

$200,000.00 

Capital Reserve Fund $24,000.00 

Total Funding $ 224,000.00 

OTHER DEPARTMENT IMPLICATIONS: 

Solicitation of proposals was in compliance with the approved Purchasing Policy and 
contract legal practices of the Finance, Clerks and Legal Services Divisions of Corporate 
Services 

SUMMARY AND CONCLUSION: 

Staff recommends the awarding of a contract for the supply and installation of 
playground equipment and site improvements for Summerlea Park to Touchstone Site 
Contractors Inc. for the low tender of $204,855.00 + HST. 

ATTACHMENTS: 

Layout Plan & 3 Photos of the equipment 
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700 des Callal1, lov.1,•. Qc. G6Y9E6 
' 1877) 363-2687 

Customer: 

OPE/ISPACE SOIIJlK)IIS INC. 
CITYOFIYELL\ND 
SUI/JAERLEA PARK 

Product(s) 
Layout Plan 

Products: 

1-~ay,lrucfu<e 

JJ-19313-HA 

2· fee lerloiter 
l-12003 

3- Verlical Moolo 

Jb-16004-58 

H\ro-35 
l-01001 

5- Clealil'e lpace 

L- lff\19-A 

b- Arch. Sw:rg 1place; 

L-10025 

I· Pooc idenliF,col~n porn,i 

L-17016-8 

Drawn by: J.V 

Date: l6.08.'Xll9 

Quotation 

1062025 
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City of Welland Summerlea Park 
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City of Welland Summerlea Park 
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City of Welland Summerlea Park 
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COUNCIL APPROVALS 

INFRASTRUCTURE AND DEVELOPMENT SERVICES GENERAL 
MANAGER

ENGINEERING DIVISION 
CFO 

CAO 

REPORT ENG-2020-04 
JANUARY 21, 2020 

SUBJECT: LICENSE OF OCCUPATION RENEWAL -VEZNA 
BAZGALOSKA-MU RGOSKI AT WELLAND MARKET 
SQUARE - 70 YOUNG STREET, WELLAND ON 

AUTHOR: GAGE STEPHENS, 
PROJECT MANAGER FACILITIES 

APPROVING G.M.: TRAVERS FITZPATRICK, GENERAL MANAGER 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 

RECOMMENDATIONS: 

1. THAT Council approves the renewal of the license agreement with Vezna 
Bazgaloska-Murgoski to rent the Market Square Breakfast Cafe at 70 Young 
Street, Welland , for an additional one (1) year term, commencing May 1, 2020; 
and 

2. That the Mayor and Clerk are hereby authorized to execute the said lease 
agreement. 

ORIGIN AND BACKGROUND: 

On May 1, 2016, Welland City Council agreed to grant a license to Vezna Bazgaloska­
Murgoski for the provision of food services at the Welland Market Square Breakfast Cafe 
for a term of three (3) years with options to renew in two (2) additional one (1) year terms. 
The current agreement expires on April 30, 2020 and Ms. Bazgaloska-Murgoski has given 
staff notice of her intention to renew the license of occupation agreement for the final year 
term. 

COMMENTS AND ANALYSIS: 

The current license of occupation agreement has been in force for the past four (4) years. 
Ms. Bazgaloska-Murgoski has requested an extension for the final year expiring April 30, 
2021 with the same terms, except to fees. 
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FINANCIAL CONSIDERATION: 

The original license had a base rent of $280 per month plus GST. The rent increased 
annually in accordance with the Consumer Price Index (2%). Staff recommend continuing 
the annual rent increase in accordance with the Consumer Price Index for the one (1) year 
term of the renewed lease based on the rent paid in 2019. In 2019, the final year of the 
existing lease, Ms. Bazgaloska-Murgoski paid $295.36 plus HST. The 2020 rent will be a 
2% percent increase for total rent of $301 .26 per month plus HST. Ms. Bazgaloska­
Murgoski is in agreement with the proposed rent increase. 

OTHER DEPARTMENT IMPLICATIONS: 

The renewal of the license of occupation, invoicing, and collection of rent complies with 
the practices of the Finance, Clerks, and Legal Services Departments. 

SUMMARY AND CONCLUSION: 

Staff recommend the renewal of the license of occupation agreement between the 
Corporation of the City of Welland and Vezna Bazgaloska-Murgoski for the Welland 
Market Square Breakfast Cafe located at 70 Young Street Welland for an additional one 
(1) year term commencing on May 1st, 2020. 

ATTACHMENTS: 

None 
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CAO 

REPORT ENG-2020-05 
JANUARY 21, 2020 

SUBJECT: SERVICE CENTRE ROOF REPLACEMENT PHASE II 
-TENDER AWARD 

AUTHOR: GAGE STEPHENS 
PROJECT MANAGER FACILITIES 

APPROVING G.M.: TRAVERS FITZPATRICK, GENERAL MANAGER 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 

RECOMMENDATIONS: 

1. THAT COUNCIL accepts the bid submission from Schreiber Brothers Limited in 
the amount of $574,990.00 plus HST for the completion of Phase II of the roof 
replacement at the Municipal Service Centre; 

2. THAT Council directs staff to prepare the necessary by-law and agreement to enter 
into a contract with Schreiber Brothers Limited; 

3. That the Mayor and Clerk are hereby authorized to execute the said by-law and 
agreement. 

ORIGIN AND BACKGROUND: 

The Public Works Municipal Service Centre was constructed in 1982. Located on Federal 
Road, just north of Shaw Street, the two level industrial building contains a fleet 
maintenance garage, south and west fleet parking garages, stock room, workshops, 
administrative offices, ancillary service and support rooms. 

The flat roof is original to the building construction. There have been many minor repairs 
to the roof, but now has significant leaks. This is posing a health and safety risk to 
employees and has damaged stock and equipment. 

COMMENTS AND ANALYSIS: 

Phase I replacement of the roof is over 50% complete. The City's consultant Tektum 
Consulting Group has generated daily reports outlining Schreiber Brothers Limited's 
performance. The reports have been positive and indicate Schreiber Brothers Limited is 
working to the designed specification and keeping with timelines originally indicated for 
the installation. In addition, any indicated deficiencies have been repaired immediately 
and without issue. 
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Due to the excellent performance of the company and the fact that the company is on site 
staff have requested the company to provide pricing to complete the work. Schreiber 
Brothers Limited has provided costs to complete Phase II. The bid submission outline is 
as follows. 

Budget $690,000.00 
Base Bid $557,335.00 

Separate Prices 
Ladder Replacement $7,715.00 
Caulk Precast Wall Separations $16,175.00 

Alternate Prices Additional Insulation 
1 $14,760.00 
2 $16,175.00 
3 $12,150.00 
4 $320.00 

Total $624,715.00 
Total * 1.0176 $635,709.98 
Budget+/- $54,290.02 

Cost Comparison Ph 1 + 2 
Phase 1 Cost $574,990.00 
Phase 1 Area (ft2) 37,100 
$/ft2 $15.50 
Phase 2 Cost $600,740.00 
Phase 2 Area 30,600 
$/ft2 $19.63 

The City's consultant for the project has reviewed the bid submission and the information 
provided above. The consultant expected to see higher square foot costs on the areas 
identified in phase II due to the increased complexity of the work area. Upon review of the 
Phase I and Phase II figures , the costs appear to be equivalent to the cost if the tender 
was combined into one project. This would save the City considerable costs for time, 
setup, demobilization, warranty coordination , additional overhead to administer bids, and 
the consulting fee to administer additional tender requests. As a consequence of the 
foregoing, staff wishes to proceed with the current contractor on site to complete the work 
in a timely fashion. 

FINANCIAL CONSIDERATIONS: 

The bid submission plus approximately 1. 76% for the City's HST share results in an 
ultimate project value of approximately $635,709.00. 

A breakdown of the funding structure for this project is shown in the following table: 

2019 and 2020 Capital Budget Amount 
2019 Service Centre Roof Replacement Ph 1 (10-444-19083) $800,000.00 
2020 Service Centre Roof Replacement Ph 2 (10-444-20081) $690,000.00 
Total Funding $1 .490,000.00 
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Total Budget Ph 1+11 $1,490,000.000 
Phase I + Phase II * 1.0176 $1,220,819.81 
Total over/under Under $269,180.00 

OTHER DEPARTMENT IMPLICATIONS: 

Contract administration for tendering , agreement, and contract payments have been and 
will be kept in compliance with the agreed practices of the Purchasing , Finance, Clerks 
and Legal divisions. 

SUMMARY AND CONCLUSION: 

Replacement of the Municipal Service Centre roof is required to maintain operations at 
the facility. The current roof is leaking considerably and is causing damage to equipment, 
loss of stock and creating a health and safety risk to workers. 

For the reasons outlined above, staff recommends awarding the Phase II contract to 
Schreiber Brothers Limited, of Hamilton, Ontario to facilitate the replacement of the 
remainder of the existing roof unit at the Municipal Service Centre. 

ATTACHMENTS: 

Appendix I - ENG-2019-42 Service Centre Roof Replacement Phase 1 - Tender Award 
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SPECIAL COUNCIL APPROVALS 

INFRASTRUCTURE AND DEVELOPMENT SERVICES GENERAL 
MANAGERENGINEERING DIVISION 
CFO 

CAO 

REPORT ENG-2019-42 
NOVEMBER 12, 2019 

SUBJECT: SERVICE CENTRE ROOF REPLACEMENT PHASE 1 
- TENDER AWARD 

AUTHOR: GAGE STEPHENS 
PROJECT MANAGER FACILITIES 

APPROVING CHRIS ANDERS, P.ENG 
MANAGER: MANAGER OF ENGINEERING SERVICES 

APPROVING G.M.: TRAVERS FITZPATRICK 
GENERAL MANAGER, INFRASTRUCTURE AND 
DEVELOPMENT SERVICES 

RECOMMENDATIONS: 

1. THAT THE COUNCIL OF THE CITY OF WELLAND receive Report ENG-2019-42 
Service Centre Roof Replacement Phase 1 - Tender Award 

2. THAT Welland City Council accepts the tender from Schreiber Brothers Limited. in 
the amount of $574,990.00 plus HST being the lowest tender of four (4) tenders 
meeting the tender requirements and 

3. THAT the City Clerk prepare all necessary by-laws to enter into contract with 
Schreiber Brothers Limited. 

ORIGIN AND BACKGROUND: 

The Public Works Municipal Service Centre was constructed in 1982. Located on Federal 
Road, just north of Shaw Street, the two level industrial building contains a fleet 
maintenance garage, south and west fleet parking garages, stock room, workshops, 
administrative offices and ancillary service and support rooms. 

The flat roof is original to the building construction. There have been many minor repairs 
to the roof, but it now has significant leaks. This is posing a health and safety risk to 
workers and damage to stock and equipment. 

COMMENTS AND ANALYSIS: 

The tender for the works was released on Biddingo.com a major Canadian tendering 
website on October 15, 2019. A mandatory site meeting was held on October 23, 2019 
and eleven {11) contractors attended. 
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There were ten (10) plan takers and seven (7) bids were received on closing day, 
Wednesday October 30, 2019. 

In order to submit a bid for this project, contractors must be a member of the Ontario 
Industrial Roofing Contractors Association (OIRCA) and have a Certificate of Recognition 
(COR) from the Infrastructure Health and Safety Association (IHSA) and The Canadian 
Federation of Construction Safety Associations (CFCSA). 

A provisional price to add extra insulation to the heated storage area was requested with 
the bid. This would increase the insulation value from R17, to R29. Staff recommend the 
addition of this provisional item as it will increase the thermal efficiency in the heated 
storage area. This building consumes 31 % of our natural gas consumption for city 
facilities. Increasing the insulation factor will reduce this energy consumption considerably. 

The table below shows the bid results: 

Company Base Bid Provisional Total Certified 

T Hamilton & Sons Roofing 
20 Thornmount Drive, 
Scarborough On, M1B-3J4 $466,642.00 $35,000.00 $501,642.00 N 
Atlantic Roofers Ontario 
151 Brackley Drive, Hamilton, 
Ontario, L8E 3C4 $462,400.00 $53,000.00 $515,400.00 N 
Schreiber Brothers Limited 
50 Brackley Drive, Hamilton, 
Ontario, L8E 3P1 $534,545.00 $40,445.00 $574,990.00 y 

Flynn Canada Ltd. 
6435 Northwest Drive, 
Mississauga, Ontario, L4V 1K2 $519,900.00 $60,615.00 $580,515.00 y 

Pollard Roofing 
1795 Ironstone Drive, 
Burlington, Ontario, L7L ST8 $515,000.00 $70,000.00 $585,000.00 N 
Triumph Roofing & Sheet Metal 
1 Connie Street, Toronto, 
Ontario, M6L 2H8 $576,800.00 $40,000.00 $616,800.00 y 

Altas Apex Roofing Inc. 
65 Disco Road, Etobicoke, 
Ontario, M9W 1M2 $596,424.00 $45,300.00 $641,724.00 y 

Of the seven (7) bids received, the lowest bid compliant bid was from Schreiber Brothers 
Limited. 

FINANCIAL CONSIDERATION: 

The tender price from the low bidder plus approximately 1. 76% for the City's HST share 
results in an ultimate project value of approximately $585,109.82. 
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A breakdown of the funding structure for this project is shown in the following table: 

2018 and 2019 Capital Budget Amount 

2018 Service Centre Roof Replacement Ph 1 of 3 (10-444-18041) $250,000.00 

2019 Service Centre Roof Replacement Ph 2 of 3 (10-444-19083) $550,000.00 

Total Funding $800,000.00 

OTHER DEPARTMENT IMPLICATIONS: 

Contract administration for tendering , agreement, and contract payments have been and 
will be kept in compliance with the agreed practices of the Purchasing, Finance, Clerks 
and Legal departments. 

SUMMARY AND CONCLUSION: 

Replacement of the Municipal Service Center roof is required to maintain operations at 
that facility. The current roof is leaking considerably and is causing damage to equipment, 
loss of stock and creating a health and safety risk to workers. 

Staff recommends awarding the contract to Schreiber Brothers Limited, of Hamilton, 
Ontario to facilitate the replacement of the existing roof unit at the Municipal Service 
Center. 

ATTACHMENTS: 

None 
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GENERAL MANAGER 

CFO 

CAO 

COUNCIL 

INFRASTRUCTURE AND DEVELOPMENT SERVICES 

REPORT P&B-2020-01 
JANUARY 21, 2020 

SUBJECT: APPLICATION FOR ZONING BY-LAW AMENDMENT 
(FILE NO. 2019-03) - CITY OF WELLAND - FOR LANDS 
ON THE EAST SIDE OF PLYMOUTH ROAD, SOUTH OF 
FIRST STREET AND NORTH OF SECOND STREET, 
KNOWN MUNICIPALLY AS 114 & 142 SECOND STREET, 
115 FIRST STREET, AND AN UNADDRESSED PARCEL 
ON THE SOUTH-EAST CORNER OF PLYMOUTH ROAD 
AND FIRST STREET 

AUTHOR: RACHELLE LAROCQUE, BES, M.Sc., MCIP, RPP 
PLANNING SUPERVISOR 

APPROVING GRANT MUNDAY, B.A.A., MCIP, RPP 
SUPERVISOR: MANAGER OF DEVELOPMENT APPROVALS 

APPROVING G.M.: TRAVERS FITZPATRICK 
GENERAL MANAGER, 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 

RECOMMENDATION: 

THAT THE COUNCIL OF THE CITY OF WELLAND approves an Amendment to the 
Zoning By-law for lands on the east side of Plymouth Road, south side of First Street, 
and the north side of Second Street, known municipally as 114 & 142 Second Street, 
115 First Street, and an unaddressed parcel on the south-east corner of Plymouth Road 
and First Street from 'Deferred Area' to Institutional (INS1 ); and, 

THAT no further notice under the Planning Act are required as the proposed changes to 
the proposed Zoning By-law Amendment are minor, as per Section 34(17) of the 
Planning Act. 

ORIGIN AND BACKGROUND: 
An application for Zoning By-law Amendment was made by the City of Welland for the 
lands located on the east side of Plymouth Road, south of First Street and north of 
Second Street on October 11, 2019, and were deemed complete on October 11, 2019. 
This is a City-initiated application. 

These lands were identified as being a 'Deferred Area' in Zoning By-law 2017-117 and 
the policies in Zoning By-law 2667 continue to apply. The properties are zoned as 
Institutional One Zone (IN-1) in By-law 2667. These lands were deferred to provide staff 
an opportunity to have further consultation with the residents in this area. The additional 
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consultation has occurred, and staff are now in a position to move forward with the 
rezoning. 

COMMENTS AND ANALYSIS: 

The Proposal 
The proposal has been made to rezone these lands to Institutional (INS1) in Zoning By­
law 2017-117 as they are currently identified as being 'Deferred Area'. The applications 
were submitted on October 11, 2019 and were deemed complete the same day. 

The Site 
The properties are located on the east side of Plymouth Road, south of First Street and 
north of Second Street. Three of the properties are developed, and one lot remains 
vacant. 115 First Street is the location of the form Holy Trinity Ukrainian Orthodox 
Church, which closed in 2017 and was subsequently sold to private owners. The 
property at 142 Second Street is used as a private residence. The property at 114 
Second Street is the location of the Church of Higher Consciousness, and the former 
Hungarian Presbyterian Church. 

Surrounding Land Uses 
To the north of the properties is a retirement home and community (Plymouth Cordage 
Retirement residence). To the east is Plymouth Public School, and further beyond that 
is a residential neighbourhood. To the south is St. John the Baptist Hungarian Greek 
Catholic Church and Hall, and further south is St. Mary School. To the west is a 
residential neighbourhood. 

Development and Agency Comments 

City of Welland Fire & - No comment 
Emergency Services 
Department 
(January 14, 2020) 

City of Welland - In order to obtain a building permit for the conversion 
Infrastructure and 
Development Services -
Building Division 
(December 10, 2019) 

of the existing churches in future, a Record of Site 
Condition must be filed with the MOE anytime there 
is a change in use from commercial, industrial, or 
community to institutional, parkland, residential, 
agricultural or other use. A building permit cannot be 
issued until the RSC has been filed and accepted by 
the MOE. 

- Any building permits issued will be in accordance 
with the requirements of the Ontario Building Code. 

- Issuance of a building permit is subject to compliance 
with the list of applicable law which sis defined in 
section 14.1.3. Division A of the 2010 Ontario Building 
Code 
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- A subsurface Geotechnical report prepared by a 
qualified geotechnical consultant, will be required at 
the time of building permit application review 

City of Welland - No objection 
Infrastructure and 
Development Services -
Traffic, By-laws, and 
Enforcement Division 
(December 10, 2019) 

City of Welland - No objection 
Infrastructure and 
Development Services -
Engineering Division 
(December 10, 2019) 

Enbridge Gas - No objection 
(October 29, 2019) 

Region of Niagara The subject lands are within a Settlement Area and 
Planning and Development encourage the efficient use of land, resources, and 
Division infrastructure that are planned or available. 
(November 20, 201~ 

- These lands are identified as being in the Built Up 
area in the Places to Grow Plan and within the Urban 
Area of Welland in the Regional Official Plan. This 
area is to be the focus for intensification, investment, 
employment, and population growth. 

- The proposed rezoning aligns with Regional and 
Provincial policy, and therefore the Region offers no 
objection. 

A Public Open House was held on September 26, 2019 to gain public input regarding 
the proposed changes to the Zoning on the property. Approximately seven (7) people 
were in attendance at the Open House. Based on the comments were provided as a 
result of this Open House, staff are proceeding forward with the rezoning of these 
properties with the INS1 Zone that was originally recommended. Staff received one 
letter of support and one letter of objection, as well as verbal comments of support from 
two of the residents that attended the meeting. 

An additional Public Information Meeting was held on November 14, 2019 once the 
formal applications were made by the City to rezone these properties. One (1) person 
was in attendance at the meeting. The following comments and concerns were raised at 
the Public Information Meeting: 

- The proposed amendments would negatively impact the use of their property; 
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- They were not in support of the proposed changes and wanted only the uses in 
By-law 2667. 

At the time of writing this report, one (1) letter and one (1) petition have been submitted 
by members of the public regarding the application. The letter received was in 
opposition to the proposed application. The petition included four (4) names of residents 
who are in support of the proposed amendment. 

Two residents spoke at the Statutory Public Meeting held on December 3, 2019 
regarding this application. One resident spoke in support of the application and one 
resident spoke in opposition to the proposed application. 

COMMENTS AND ANALYSIS 

Provincial Policy 
The lands are currently within a Settlement Area as defined by the Provincial Polley 
Statement. Settlement areas are intended to be the focus of growth and development, 
and their vitality and regeneration should be promoted. The appropriate mix of uses and 
densities is promoted to efficiently and wisely use land and resources, infrastructure, and 
public services. 

The subject lands are within the Built Boundary as identified by the Growth Plan. Lands 
within the Built Boundary are intended to be the focus of growth and development, and 
provide a range of uses. The intent of the policies in the Growth Plan are to encourage 
the creation of 'complete communities' which provides for all the needs of residents. 
The policies encourage new growth and development, including infilling and 
intensification, to be within the Built Up Area on lands that are currently serviced by 
municipal services. 

The proposed rezoning will bring the lands into Zoning By-law 2017-117 which is 
consistent with the policy direction found in both the Provincial Policy Statement and the 
Growth Plan. The proposed rezoning will allow for a greater range of institutional uses 
than are currently permitted in By-law 2667, which will help to better provide services to 
the community. The proposed rezoning is consistent with the intent of the policies in both 
these Provincial documents. 

Regional Policy 
The property is located within the Urban Area of Welland as identified by the Region of 
Niagara's Official Plan. Urban Areas are intended to be the focus of growth and 
development. The Region's policies promote a range of uses within urban serviced 
areas. The proposed rezoning is to allow for a range of institutional uses on the 
properties which is greater than is currently permitted in Zoning By-law 2667. The uses 
that are proposed are all considered to be institutional and will provide a greater range of 
services to the community. The proposed rezoning is consistent with the policies in the 
Regional Official Plan as it will allow for a range of uses and services for the community 
which will be on full municipal services. 

City of Welland Official Plan 
The lands are designated as Institutional in the City of Welland Official Plan. The 
Institutional designation allows for: public and private schools; post-secondary 
educational establishments; day cares; health care facilities; civic facilities; cultural 
facilities; social housing; places of worship; cemeteries; assisted living; care facilities and 
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retirement homes for seniors; and other public or community facilities . The proposed 
rezoning will allow for only the uses listed in the Official Plan in the proposed Institutional 
(INS1) Zone. The current IN-1 zoning of the properties in Zoning By-law 2667 allows 
only for: a place of worship; a single-detached dwelling; a school ; a day-care facility; a 
library; and, a museum. The current permitted uses are far narrower than what the 
Official Plan identifies as permitted uses for the Institutional designation. The proposed 
rezoning will allow for all the uses identified in the Official Plan, and thus, better 
implement the intent of that plan. As such, the proposed rezoning is consistent with the 
policies in the Institutional Designation of the City of Welland Official Plan. 

Citv of Welland Zoning By-law 

The properties are currently identified as being deferred areas in Zoning By-law 2017-
117 and are subject to the regulations in former Zoning By-law 2667. The proposal is to 
rezone the lands to Institutional (INS1) in Zoning By-law 2017-117 to bring it into 
conformity with the City's Official Plan. The rezoning of the properties to the INS1 will 
also be consistent with the zoning of the properties to the north and south, which are all 
zoned INS1 . The proposed zoning will also be compatible with the zoning of the 
property to the east and west. The proposal is consistent with the zoning that was 
originally proposed in 2017, but was confirmed through consultation with the 
neighbourhood that the majority of residents were in support of the INS1 Zone, rather 
than the IN-1 Zone. 

Staff are of the opinion that the proposed Zoning is consistent with Provincial, Regional, 
and City policies. It will allow for a greater range of institutional uses which will better 
support residents and provide greater flexibility. City staff feel that the proposed zoning 
will allow for the existing uses to continue, as well as to allow new institutional uses in 
the future. 

Neighbourhood Comments 
Concerns regarding the proposed rezoning have been presented by a property owner 
within the area that is to be rezoned. Their comments include that the proposed 
rezoning will negatively impact the use of their property and will lead to high density 
development in the area. The proposed Zoning will not prevent any of the current uses 
on the property from continuing. In addition to this, any existing uses that may not have 
been permitted in the old Zoning By-law will be grandfathered if the new zoning is 
approved. 

Concerns regarding parking have also been identified for any new use on the subject 
properties. All new uses would need to comply with the City's parking regulations. Any 
parking deficiencies would be required to undertake a Minor Variance or Zoning By-law 
Amendment to permit a reduced parking rate, both of which would require a public 
process. 

Questions were received regarding 111 Second Street, St. John the Baptist Hungarian 
Greek Catholic Church and why lt was not identified as being a deferred area in the 
current Zoning By-law. The motion that was passed by Council which deferred the 
subject lands from the new Zoning By-law only referenced the lands on the north side of 
Second Street and the south side of First Street. The lands on the south side of Second 
Street were not included in this motion, and were therefore rezoned to INS1. Thrs was 
not appealed to the Local Plannrng Appeal Tribunal , and is therefore in force and effect. 
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Although there have been questions regarding the zoning on this property, it is not the 
subject of this application. 

FINANCIAL CONSIDERATION: 

There are no financial implications associated with this application. 

OTHER DEPARTMENT IMPLICATIONS: 

Where appropriate, comments from other departments and agencies have been 
included. 

SUMMARY AND CONCLUSION: 

The subject application for Zoning By-law Amendment is to include the four subject 
properties in Zoning By-law 2017-117, which represents good planning because: 

1. Is consistent with policies in the Provincial Policy Statement and Places to Grow 
Plan which encourage the creation of complete communities which provide a 
range of uses and services for all residents. 

2. Is consistent with the policies in the City's Official Plan which identifies the types 
of uses to be permitted in the Institutional Designation. 

3. Is consistent with the zoning on surrounding properties. 

ATTACHMENTS: 

Appendix I Key Map 
Appendix II Aerial Photo of Subject Lands 
Appendix Ill - Relevant correspondence 
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Rachelle Larocque 

From: Matt Richardson 
Sent: January 14, 2020 2:12 PM 
To: Rachelle Larocque 
Subject: RE: Report Comments 

Rachelle, 

RE: comments on the First and Second Street re-zoning we have no comment. Regarding the South Pelham Road 
development my comments are as follows: 

-ensure access requirements and water supply for firefighting purposes for the 4-storey building complies with the 
Ontario Building Code. 

-ensure the turn radii within the condo development have an adequate centre-line turn radii to accommodate our 
apparatus. (i.e. 14 m centreline) 

-if the hammerhead turn-around at unit 33 & 34 is to be utilized, ensure it is of a size that can accommodate our 
apparatus 

-ensure fire route signage is provided within the development to ensure access routes are kept clear 

-ensure water supply for firefighting purposes complies with the Ontario Building Code and any other applicable 
standard(s) for the condo portion of the development 

Are the roads within this development going to be private roads? 

Thanks, and sorry for the delay. 

Matt Richardson, B.A., CFEI, CCFI-C, CMM I 
Director of Fire Prevention 
Welland Fire and Emergency Services 
Corporation of the City of Welland 
636 King Street, Welland, Ontario L3B 3L 1 
Phone: (905)735-9922 Ext. 2408 Fax: (905)732-2818 
www.welland.ca 

ONTA.RIO • CANADA 

Y0urChannel 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender 
immediately and delete all copies. 

From: Rachelle Larocque <rachelle.larocque@welland.ca> 
Sent: January-14-20 11:49 AM 
To: Matt Richardson <matt.richardson@welland.ca> 
Subject: Report Comments 

1 
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MEMORANDUM 

Integrated Services Department 
Building Division 

TO: Rachelle Larocque, B.E.S., M.Sc.,MCIP,RPP 

FROM: J. Tosta, CBCO, CPSO 
Chief Building Official 

DATE: December 10, 2019 

SUBJECT: Request for Rezoning, - Part Lot 24, Concession 6, former 
Township of Crowland, Part Block U, Plan 564, Part Road 
Allowance, Parts 1 and 2 on Plan 59R-14543 for lands at 114, 142 
Second Streett 105 First Street, and an unaddressed parcel at 
the south-east corner of Plymouth Road and First Street 

Staff has reviewed the information submitted and while a final decision on issuance of building 
permit wtll be based on the information submitted with the building permit application to this office, 
we wish to offer the following comments: 

1. In order to obtain a building permit, a Record of Site Condition (RSC) must be filed with 
the MOE anytime there is a change of use of property from commercial, industrial or 
community use to institutional, parkland, residential, agricultural or other use. A building 
permit cannot be issued until the RSC is filed and accepted by the MOE. 

2. Any proposed development will be subject to the requirements of a building permit issued 
in accordance with the Ontario Building Code. 

3. Issuance of a building permit is subject to compliance with the list of applicable law which 
sis defined in section 14.1.3. Division A of the 2010 Ontario Building Code 

4. A subsurface Geotechnical report prepared by a qualified geotechnical consultant, will be 
required at the time of building permlt application review 

5. Residential development is subject to Parkland dedication which is established in 
accordance with By-law 2014-101. If a 5% Cash-in-Lieu of Parkland method is utilized, 
the Developer shall establish the value of land for each lot, to the satisfaction of the 
City, prior to execution of the Subdivision Agreement. The values shall be determined 
by an Appraiser in accordance with City Policy as of the day before the day the first 
building permit is issued for the development. The values shall be referenced in the 
Special Conditions and Building Restrictions of the Subdivision Agreement. 

If you have any questions regarding the above comments, please do not hesitate to 
contact me. 



Rachelle Larocque 
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From: 
Sent: 
To: 
Subject: 

FYI 

OIIITARIO • CANADA 

Vickie Lafleur 
October 29, 2019 8:35 AM 
Rachelle Larocque 
FW: Application to Amend Zoning By-law 2017 -117 (File No. 2019-03) 

Vickie Lafleur 
Customer Service Clerk 
Building and Planning Division 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L3B 3X4 
Phone: (905)735-1700 
www.welland.ca 

11 □ ~ Y<turChannel 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. It you have received this email in error, please contact the sender 
immediately and delete all copies. 

From: Municipal Planning [mailto:MunicipalPlanning@enbridge.com) 
Sent: October 29, 2019 6:46 AM 
To: Vickie Lafleur <vickie.lafleur@welland.ca> 
Subject: RE: Application to Amend Zoning By-law 2017-117 (File No. 2019-03) 

CAUTION: This email originated from an external sender. Please do not click links or open attachments unless you ar 
sure Jhey are safe I 

Thank you for your circulation. 

Enbridge Gas Inc. does not object to the proposed application however, we reserve the right to 
amend our development conditions. 

Please continue to forward all municipal circulations and clearance letter requests electronically to 
MunicipalPlanning@Enbridge.com. 

Regards, 

Alice~ Coleman 
Municipal Planning Coordinator 
Long Range Distribution Planning 

ENBRIDGE GAS INC. 
TEL: 416-495-5386 
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500 Consumers Road, North York, Ontario M2J 1PB 

Enbridge.com 
Safety. Integrity. Respect. 

From: Vickie Lafleur <vickie. lafleur@welland.ca> 
Sent: Monday, October 28, 2019 12:26 PM 
To: Municipal Planning <MunicipalPlanning@enbridge.com> 
Subject: [External] Application to Amend Zoning By-law 2017-117 (File No. 2019-03) 

EXTERNAL: PLEASE PROCEED WITH CAUTION. 
This e-mail has originated fr0rn outside of the organization. Do not respond, click on linJ<s or open attachments unless 
you recognize the sender or krnow the content is safe. 

Good afternoon 

Please find attached Application to Amend Zoning By-law 2017-117 (File No. 2019-03) 

Vickie 

Vickie Lafleur 
Customer Service Clerk 
Building and Planning Division 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L3B 3X4 
Phone: (905)735-1700 
www.welland.ca 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender 
immediately and delete all copies. 

2 
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Rachelle Larocque 

From: 
Sent: 
To: 
Cc: 
Subject: 

Rachelle, 

Scott Richardson 
December 10, 2019 1:41 PM 
Rachelle Larocque 
Julie Vanleur 
RE: First & Second Street Rezoning 

Engineering has no comments regarding the rezoning of this property. 

Regards, 

ONTARIO • CANADA 

C. Scott Richardson, C.E.T. 
Development Supervisor 
Engineering Division 
Infrastructures and Development Services 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L3B 3X4 
Phone: (905)735-1700 Ext. 222'2 Fax: (905)735-7184 
www.welland.ca 

~ tJ Elil Y<;)urChannel 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you ~ave received this email in error, please contact the sender 
immediately and delete all copies. 

From: Rachelle Larocque 
Sent: December-10-19 12:34 PM 
To: Matt Richardson <matt.richardson@welland.ca>; Jack Tosta <jack.tosta@welland.ca>; Ali Khan 
<ali.khan@welland.ca>; Scott Richardson <scott.richardson@welland.ca> 
Subject: First & Second Street Rezoning 

Good afternoon, 

I'm working on finishing up my report, and I have no comments regarding this application from your 
Divisions. If you could please provide me with any comments that you may have, it would be greatly 
appreciated. 

Please let me know if you have any questions. 

Thanks! 

1 
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Rachelle Larocque, BES, M.Sc., MCIP, RPP 
Planning Supervisor 
Planning Division 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L3B 3X4 
Hours: 8:30am-4:30PM 

OIIITAIIIO • CANADA Phone: (905)735-1700 Ext. 2310 Fax: (905)735-8772 
www.welland.ca 

11 .·_I W Y-::u1Channel 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender 
immediately and delete all copies. 

2 
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Niagara9/1/ Region 

Planning and Development Services 
1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7 
905-980-6000 Toll-free:1-800-263-7215 

Via Email Only 

November 20, 2019 

File No.: ZA-19-0128 

Ms. Rachelle Larocque, BES, M.Sc., MCIP, RPP 
Planning Supervisor 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street 
Welland, ON L3B 3X4 

Dear Ms. Larocque: 

Re: Provincial and Regional Comments 
Proposed Zoning By-law Amendment 
City No.: ZA 2019-03 
Applicant: City of Welland 
Addresses: 114, 142 Second Street, 105 First Street and parcel at south 
east corner of Plymouth Road and First Street 
City of Welland 

Regional Planning and Development Services staff has reviewed the above noted 
application submitted by the City of Welland for a Zoning By-law Amendment for lands 
municipally known as 114, 142 Second Street, 105 First Street, and an unaddressed 
parcel at the south-east corner of Plymouth Road and First Street. The proposal 
requests to rezone the subject lands from Institutional One (IN-1) in Zoning By-law 2667 
to Institutional (INS1) in Zoning By-law 2017-117. The purpose of the application is to 
incorporate the subject lands into Zoning By-law 2017-117 as the lands are currently 
identified as "Deferred Areas", where the policies of By-law 2267 continue to apply. 

The application was received by Regional staff on November 4, 2019. The following 
comments are provided from a Provincial and Regional perspective to assist the City in 
considering the application . 

Provincial and Regional Policies 

The subject lands are located within a Settlement Area under the 2014 Provincial Policy 
Statement (PPS). The policies of the PPS direct growth and development to Settlement 
Areas and encourage the efficient use of land, resources, and infrastructure that are 

Page 1 of 2 
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ZA-19-0128 
November 20, 2019 

planned or available. The 2019 A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe (Growth Plan) identifies the subject lands as within the Delineated Built-Up 
Area - an area intended to be the focus for intensification, investment, employment and 
population growth. Further, Regional Official Plan (ROP) designates the subject lands 
as within the Urban (Built-Up) Area . A full range of residential, institutional, commercial, 
and industrial uses are generally permitted within this designation, subject the 
availability of adequate municipal services and infrastructure. Currently, the subject 
lands are occupied by a single-detached residential dwelling (142 Second Street), and 
two places of worship (114 Second Street and 105 First Street) . Accordingly, Regional 
staff has no objections to the proposed Zoning By-law Amendment as the proposed 
rezoning conforms to and aligns with Provincial and Regional policies. 

Conclusion 

In conclusion, Regional Planning and Development Services staff are supportive of the 
proposed Zoning By-law Amendment from a Provincial and Regional perspective. 
Should you have any questions concerning the above noted comments, please contact 
the undersigned at extension 3396 or Lindsay Earl, Senior Development Planner, at 
extension 3387 . 

Please send a copy of the City staff report and notice of Council 's decision on this 
application . 

Best regards, 

/),.,Cl..-~ 
Siobhan Kelly 
Planning and Development Student 

cc: Ms. L. Earl, MCIP, RPP, Senior Development Planner, Niagara Region 

Page 2 of 2 
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Rachelle Larocque 

From: Ali Khan 

Sent: December 10, 2019 12:36 PM 
To: Rachelle Larocque 

Subject: RE: First & Second Street Rezoning 

Hi Rachelle, 

No comments from deptt. 

Regards 
Ali Khan 

Sent from my Bell Samsung device over Canada's largest network. 

-------- Original message --------
From: Rachelle Larocque <rachelle.larocque@welland.ca> 
Date: 2019-12-10 12:34 p.m. (GMT-05:00) 
To: Matt Richardson <matt.richardson@welland.ca>, Jack Tosta <jack.tosta@welland.ca>, Ali Khan 
<ali.khan@welland.ca>, Scott Richardson <scott.richardson@welland.ca> 
Subject: First & Second Street Rezoning 

Good afternoon, 

l'm working on finishing up my report, and I have no comments regarding this application from your 
Divisions. If you could please provide me with any comments that you may have, it would be greatly 
appreciated. 

Please let me know if you have any questions. 

Thanks! 

Rachelle Larocque, BES, M.Sc., MCIP, APP 
Planning Supervisor 
Planning Division 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L3B 3X4 
Hours: 8:30am-4:30PM 

OtiTARIO • CANAOA Phone: (905)735-1700 Ext. 231 O Fax: (905)735-8772 
www.welland.ca 

11 1 IEE YourChannel 
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December 16 2019 

Dear Mayor, Welland City Council and Ontario Ombudsman, 

I am writing this letter because of great concern in the practice/ conduct/ intention of the city's 

proposal to rezone the lands that are in question. To keep this short and as simple as possible I will put 

this in point form. 

1. Grant Munday's proposal to council on December 3 2019 was very misleading by 

A) He stated that this zoning change would not affect our ability to freely practice our religious 

beliefs. 

B) He stated that the city has done this all over town to other churches. 

C) He stated that this would not change the nature of the neighbourhood. 

D) He stated that there were 4 people who were for the change at the TOP of the presentation. 

E) He stated that traffic and parking would not be affected. 

2. The city has put up a sign to sell the vacant land owned by the city. 

3. The request to keep the zoning the same included 111 Second St. that mysteriously got put 

through anyway. Over a year a·nd a half of asking and we still do not know why. 

Let's take a look at some facts, 

City wants $420.000 for vacant parcel abutting our property and is asking this much BECAUSE 

the potential buyer CAN put a four story building on the property. So does this mean that the 

zoning is being passed no matter what? 

Putting a four story building up on a less than half acre lot will DEFINITELY change the nature 

of the neighbourhood. 

A concerned citizen (actually two if you count like the city) from first street was at the open 

house in November at the arena with concerns of parking. 

How would that much of a building on that small of a foot print not affect the traffic and parking 

for everyone in the area? 

If the city lot can put up a four story building then why can't the other properties? So basically 

downtown Toronto style in zoning that is designated for quiet institutional purposes? 

Would that not drastically change the nature of the neighbourhood? 

We already have a constant loud pitch noise coming from one of the developments on the 

corner of Lincoln and Hellems. We have tried to get the city to investigate but have heard no 

response to a solution. 

Has the zoning changes all over town allowed for major development (i.e. four story building) to 

be allowed next to every other church in town or any at all? 

The 4 people that are for the change are Peter Banga and his wife/partner from 142 Second 

Street and Father Nick and another person from the church at 111 Second Street. 

Firstly 111 Second street has already been changed over somehow. 

Mr. Banga was encouraged back in 2018 to participate in this process by the city. 
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Mr. Banga@ 142 Second Street also operates a business out of his house and makes cool loops 

and sells them on line. Sunscarf international limited is the company name and I encourage you 

to look it up on line. 

The questionability of this being permitted has been brought to the city's attention more than 

once and they have allowed it to continue. Firstly the basement is where the product is made, it 

is sold online in the office on the main floor and the garage is full of supplies and materials this 

exceeds more than 25% of floor space and occupying more than one area. But most of all he is 

clearly importing and selling products other than just what he is manufacturing ( hand warmers 

and fan) this affects the nature of the neighbourhood with the constant roar of lead foot 

delivery trucks. He has also had employees in the past and possibly now. This is a very unsafe 

working condition as per fire regulations. Also main beam support was removed and the main 

beam has been allowed to deform. This was brought to the city's attention. This brings into 

question the structural integrity of the building especially with innocent workers present? I 

guess business taxes are not collected there? 

The city has repeatedly came back to the question of tax dollars that would be generated by 

these properties but are they even getting the proper tax that should have been payed? 

Then we were first deemed tax exempt by MPAC the city IMMEDIATELY {changed and notified in 

less than 2 weeks) called for us to be reassessed . Even though we were a registered non-profit it 

cost us over $30,000 for us to straighten it out. Did you know that the church on First street 

(former Ukrainian Orthodox bought by out of town investors) was allowed to be tax exempt 

until I noticed it when we first talked( about land for meditation garden) with Grant Munday 

in August 2018. I made inquiries why they were allowed to be tax exempt for two years and he 

had no reason but the city was ready to take our property for unpaid taxes while we were 

fighting our battle. Also on this the owners made me aware that the city is helping them to get 

the taxes reduced. AGAIN THIS GOES AGAINST THEIR CLAIM THAT IT IS ALL ABOUT THE TAX 

DOLLAR? 

What about capital gains would the city not have to pay this on selling the vacant lands? 

Would this not seriously affect the bottom line? 

Before we bought our property we inquired about possibly making it into condos and I told you 

it would cost roughly $20,000 and the city was not interested in this proposal. I said "would the 

city not be interested in getting tax on a property that is not paying tax" and Christine from the 

city told me 11we do not care about that". 

Knowing that development was not encouraged and actually discouraged, we bought the 

property for the purposes of a BUDDHIST TEMPLE AND MEDITATION GARDEN. AGAIN RIGHT 

ZONING RIGHT APPLICATION. NOW THE CITY CHANGED its MIND? 

Would we have the privacy and the peacefulness with four stories of people and traffic all 

around us? I have already pointed out the stand that the city takes to meditation but they 

contradict that statement? 

These proposed changes will drastically affect our rights and our practice of our faith with 

basically no benefit to the tax payer but will definitely benefit a very very small select few. 

WE bought the property with the right zoning for the right application and everybody else that 

wants the change is only looking to profit by changing the zoning. If they wanted a different 
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purpose for their land then they should have bought in the right spot in the first place and not 

try to disrupt a needed institution in our society. 

I would also point out that you may be looking at my response as a limited few but J am 

standing up for hundreds of tax payers as of now but once we break free from the constraints 

that the city keeps imposing and allowed to flourish we WILL positively affect thousands of 

tax payers. That is definitely a bigger and more positive impact to the community. 

There is much more to this story like why the city gave us a notice immediately (again costing us 

thousands of dollars) after confirming our intensions to go to council to put forth our stellar 

proposal for the vacant property. The ombudsman is helping to look into some of the issues and 

looks like we are going to have to get the integrity commission and possibly others involved as 

well. 

There are some very perplexing issues here but the city is in a hurry and determined to push this 

through which is almost always an indication of foul play. There is more here that each councillor 

should be considering than has been presented to them. The vacant property has not changed in the 

history of Welland (can prove to 1930's at least) and possibly should not be sold until the zoning 

issue is through. We do not care if it is sold but we do care that it is not commercialized or 

maximized as to affect our Temple. Council has a responsibility to the tax payer regardless of the 

city's intent. Remember this that the Buddha sat under a tree for 40 Days and figured out the 

meaning of life with MEDITATION why can't Welland have a place to encourage the Buddha in all 

of us to be a bit BETTER. This is more important to the community that another development to 

benefit a small few and hamper the greater good. 

Thank you and Namaste 

Daniele Tronko Elder Church of Higher Consciousness 
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To: 

The.City of W.el~and 
Mayor Campion 
Grant Munday, Mam;iger of Development Approvals 
Honorable Council MemBers 

60 East Main Street 
Welland, Ontario L3,B 3X4 

July 29, 2018 

From: 

Peter Banga, Sh_eri Prokopowich and Neighbor's 
142 Second Street 
Welland, Ontario L3B 4T9 

KE: 142 Second Street CROWLAND CON 6 PT LOT 24 RP;~9Rl4543 PART l petit ion for the acceptance ofzoning 
proposals and changes 

I support a more fully utilfaable land that aligns with our changing times. 1 also believe that the zoning propn,sitions brought 

forth by t11e City of Welland offer inereased opportun-ity to present and foture land fords/owner&, We ofi[er our foll suppo;t in. 

mov;ing forward with these zoning amendments. We also offer our support to Peter aad Sheri for the <;ity of Welland to 

revise and approve their proposed zoning amendment from TNSJ to INSH, :Sf)ecifieally applied to 142 Second Street which 

is moi:e congruent with future needs, in addition t0 "benefitingthe people of the City ofWdlami a_nd the City as a whole. 

Name Address Signatm·e ~rt--!' ~' . (
rJ.1f;'v(![Jd~---- .I$;1,.UOA-!V!S J'?~CL .Jccl ._fr · ·~_]:iC fc 

. L3B ~ A 1/" 
\.~1i!JI!l(._,,,.1(_1>Jt_cl< )----------- __________ -______________________________ ___________________________ _-__-______ ____ 

/ I - V • // V I ,., bV ) /\ ' I\ . ' . ..---- J b.'-

. 
: 

. 

2/<h"c' .,/J.cicyau1ct/ ____ I Y,2_ _~✓5)'__ 2L1/'Z.------
- - ----------.---- - -------~ -------------------------------------------------------------------------- .. ------
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57 APPROVALS 

GENERAL MANAG 

CFO 

CAO 

COUNCIL 

INFRASTRUCTURE AND DEVELOPMENT SERVICES IJ - ld6 

REPORT P&B-2020-02 
JANUARY 21, 2020 

SUBJECT: COMMUNITY IMPROVEMENT PLAN INCENTIVE 
APPLICATIONS - QUARTERLY SUMMARY REPORT 
FOR FOURTH QUARTER OF 2019 

AUTHOR: CHRISTINE ROSSETTO, B.A. (Hons.) 
PLANNING ASSISTANT 

APPROVING ROSE DI FELICE, M.PI., M.Sc., MCIP, R.P.P. 
SUPERVISOR: .MANAGER OF POLICY PLANNING 

APPROVING G.M.: TRAVERS FITZPATRICK 
GENERAL MANAGER, 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 

RECOMMENDATION: 

THAT THE COUNCIL OF THE CITY OF WELLAND receives for information Report P&B-
2020-02 being a quarterly summary Report of approved 2019 Community Improvement 
Plan Incentive Applications between October 1, 2019 and December 31, 2019. 

ORIGIN AND BACKGROUND: 

On July 19, 2016, Council delegated, by By-law, Community Improvement Plan (CIP) 
Incentive Grant Approvals to Staff and adopted procedures for the processing of the 
Applications subject to the Delegated Authority. This Report deals with the Incentive 
Applications that were approved in the fourth quarter of 2019. 

COMMENTS AND ANALYSIS: 

Three Community Improvement Plan Incentive Applications were approved in the fourth 
quarter of 2019. All three Applications were within the Downtown and Health and Wellness 
Cluster Project Area. 

Supplementary information is also provided regarding Tax Increment Grants which have 
been approved by Council (under By-law 2016-1 04) and are associated with other 
incentives for proposals noted in the following Table which outlines the Grant details for 
the three Applications approved under the Downtown and Health and Wellness Cluster 
CIP. 
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LOCATION, 

INCENTIVE 
PROGRAM 

AND TYPE OF 
WORK 

312 King Street 

Building Improvement 
Grant Program - roof 

268 East Main Street 

Residential Grant 
Program - create 2 
dwelling units 

Planning and Building 
Fees Grant Program -
refund of building 
permit fee 

Tax Increment Grant 
Program - approved 
by Council December 
17, 2019 

583-585 King Street 

Facade Improvement 
Grant Program - front 
facade 

Residential Grant 
Program - create 2 
dwelling units 

Planning and Building 
Fees Grant Program -
refund of building 
permit fee 

Tax Increment Grant 
Program - approved 
by Council December 
17, 2019 

TOTAL 

ESTIMATED 
PROJECT 
COST OR 

FEES 

$33,200 

$240,071 

$617 

$37,360 

$55,590 

$413 

$367,251 

MAXIMUM 
ELIGIBLE 
GRANT 

$12,500 

$18,465 

$617 

$27,625 

$12,500 

$12,050 

$413 

$5,739 

$89,909 

Page 2 

CITY REGIONAL 
PORTION PORTION 

OF GRANT OF GRANT 

$6,250 $6,250 

$9,232 $9,232 

$617 $0 

$15,305 $12,320 

$6,250 $6,250 

$6,025 $6,025 

$413 $0 

$3,180 $2,559 

$47,272 $42,636 
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Page 3 

As per Council's request, the following information is included with respect to the 
Downtown and Health and Wellness Cluster CIP Programs in the fourth quarter of 2019: 

• A total of 13 general and specific inquiries were received; 
• A total of 5 pre-Application meetings were held by Staff; 
• All complete Incentive Applications submitted were approved. 

FINANCIAL CONSIDERATION: 

The City's portion of the Grants for these Approvals, upon completion , will be covered with 
funds from the Incentives Program Fund. 

OTHER DEPARTMENT IMPLICATIONS: 

The Finance Division, upon completion of the approved works, will be involved with all 
financial aspects associated with the issuance of these Grants. 

The Building Division will be involved with the issuance of the required Permlts. 

SUMMARY AND CONCLUSION: 

Council delegated CIP Incentive Grant Approvals to Staff. As part of the approval 
procedures contained within the Delegation By-law, a Report outllning the Incentive Grant 
Applications that have been approved is to be prepared for Council's information on a 
quarterly basis. As noted in this Report, a total of three Cl P Incentive Applications were 
submitted and approved in the fourth quarter of 2019. 

ATTACHMENTS: 

None. 
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CFO 

CAO 

COUNCIL 

INFRASTRUCTURE AND DEVELOPMENT SERVICES 

REPORT P&B-2020-03 
JANUARY 21, 2020 

SUBJECT: APPLICATION FOR OFFICIAL PLAN AMENDMENT (OPA 
22), ZONING BY-LAW AMENDMENT (FILE NO. 2019-02), 
AND DRAFT PLAN OF VACANT LAND CONDOMINIUM 
(FILE NO 26CD-14-19003)- UPPER CANADA 
CONSULTANTS (MOUNTAINVIEW DEVELOPMENTS 
INC.) - FOR LANDS ON THE WEST SIDE OF SOUTH 
PELHAM ROAD, SOUTH OF SUMBLER ROAD, AT THE 
END OF FOXTAIL AVENUE AND SPARROW DRIVE, AND 
NORTH OF THE SOBEYS PLAZA, MUNICIPALLY 
KNOWN AS 633 SOUTH PELHAM ROAD 

AUTHOUR: RACHELLE LAROCQUE, BES, M.Sc., MCIP, RPP 
PLANNING SUPERVISOR 

APPROVING GRANT MUNDAY, B.A.A., MCIP, RPP 
SUPERVISOR: MANAGER OF DEVELOPMENT APPROVALS 

APPROVING G.M.: TRAVERS FITZPATRICK 
GENERAL MANAGER, 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 

RECOMMENDATIONS: 

1.THAT THE COUNCIL OF THE CITY OF WELLAND adopts Official Plan 
Amendment No. 22 to designate the lands on the west side of South Pelham 
Road, south of Sumbler Road, and north of the dead-end of Foxtail Avenue and 
Sparrow Drive, more specifically described as Part of Lot 1, Concession 12, 
farmer Township of Pelham, now in the City of Welland, municipally known as 
633 South Pelham Road, from Low Density Residential to Medium Density 
Residential, and to modify the extents of the Core Natural Heritage and 
designate the lands outside of the Core Natural Heritage Area as Medium 
Density Residential; 

2. THAT Welland City Council Approves Zoning By-law Amendment to Zoning By-law 
2017-117 for lands on the west side of South Pelham Road, south of Sumbler Road , and 
north of the dead-end of Foxtail Avenue and Sparrow Drive , more specifically described 
as Part of Lot 1, Concession 12, former Township of Pelham, now in the City of Welland, 
municipally known as 633 South Pelham Road from Residential Low Density 2 (RL2), 
Residential Medium Density (RM), and Environmental Protection (EP) to Site Specific 
Residential Medium Density (RM) and Environmental Protection (EP); 
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Page 2 

3. THAT no further notice under the Planning Act are required as the proposed changes 
to the proposed Zoning By-law Amendment are minor, as per Section 34(17) of the 
Planning Act; and 

4. THAT Welland City Council Approves the Draft Plan of Vacant Land Condominium for 
85 townhouse units, one four-storey condominium building with 50 residential units, and 
one block of environmental lands, subject to the following conditions: 

1. That the Owner enter into a Site Plan Agreement with the City. 

2. That the Owner enter into a Condominium Assumption agreement with the City. 

3. That no grading or on-site works commence prior to the registration of a site plan 
agreement on the property. 

4. That all necessary easements required for utility purposes be granted to the 
appropriate Authority, free and clear of all encumbrances. 

5. That the Owner pay 5% cash-in-lieu of parkland dedication in accordance with City 
policy, or in accordance with any subsequent community benefits charges. 

6. That the north section of Foxtail Avenue shall be finalized and constructed to City 
Municipal Standards as per the design of Upper Canada Consultants on behalf of the 
developer. This will include the construction of a permanent cul-de-sac to urban 
standards, the extension of sidewalk to the cul-du-sac and sodding of the area 
boulevards to complete the street north of Thorold Road. 

7. The Engineering Consultant shall submit a review and design of the wetland complex 
to include the removal/permanent plugging of the existing drainage pipe connecting to 
City infrastructure. This review shall determine the impact of the pipe removal and 
stormwater runoff implications to surrounding residents. This shall be provided to the 
Engineering section for review and approval. If any further storm sewer work needs to 
be undertaken on the City right of way after the study has been completed, the 
developer shall be required to install any required works at their cost. 

8. The end of Sparrow Drive shall be completed to urban standards including curbing 
and sod work to finalize the development. The land on which the existing cul-de-sac 
sits shall be deeded to the City of Welland. 

9. That the Provincially Significant Wetland (PSW) and its associated 15 metre buffer be 
zoned Environmental Protection or other similar zone category that achieves the same 
level of protection, to the satisfaction of the Niagara Peninsula Conservation Authority. 

10. That the Developer obtain a Work Permit from the Niagara Peninsula Conservation 
Authority prior to beginning any work related to realigning and crossing the 
watercourse. 

11 . That the Developer obtain a Work Permit from the Niagara Peninsula Conservation 
Authority for any stormwater outlets into Drapers Creek. 

12. That the Developer submit to the Niagara Peninsula Conservation Authority for review 
and approval an EIS addendum and engineering analysis that examines the most 
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appropriate manner of stopping the existing stormwater pipe from draining the wetland 
as well as the impact of potential flooding as a result. Works to implement the 
aforementioned reports will require a Work Permit from the Niagara Peninsula 
Conservation Authority. 

13. That the Developer submit to the Niagara Peninsula Conservation Authority for review 
and approval a buffer restoration plan. Implementation of the restoration plan will 
require a Work Permit from the Niagara Peninsula Conservation Authority. 

14. That the Developer submit to the Niagara Peninsula Conservation Authority for review 
and approval, detailed grading and construction sediment and erosion control plans. 

15. That the Developer install limit of work fencing along the 15 metre buffer and portions 
where construction encroachments are less than 15 metres , to the satisfaction of the 
NPCA. The limit of work fencing is to be shown on the detailed grading and 
construction sediment and erosion control plans, to the satisfaction of the NPCA. Any 
construction encroachments into the 15 metre buffer require a Work Permit from the 
Niagara Peninsula Conservation Authority. 

16. That the Developer provide 1.5 metre high chain link fencing along the boundary of 
the 15 metre buffer, to the satisfaction of the Niagara Peninsula Conservation 
Authority. 

17. That the following clauses shall be included in the Condominium Agreement between 
the owners and the City of Welland : 

"Should previously undocumented archaeological resources be discovered on the 
property during construction activities, construction and alteration of the site shall 
immediately cease and the owner shall notify the Ministry of Tourism, Culture and 
Sport (Culture Program Unit) in London (51-675-6898) and engage a licensed 
consulting archaeologist to carry out archaeological fieldwork in compliance with 
section 48(1) of the Ontario Heritage Act." 

"As on virtually any property in Southern Ontario, it is possible that Aboriginal or 
Euro-Canadian burials could be present within the development area. In the event 
that human remains are encountered during construction activities, construction 
shall immediately cease and the proponent shall notify the Niagara Regional 
Police, the local coroner, the Ministry of Tourism, Culture and Sport (Culture 
Program Unit, London office), and the Registrar, Cemeteries Regulation Unit of the 
Ontario Ministry of Consumer Services in Toronto (416-326-8392)". 

18. That Block 1, which includes the wetland and its 15m buffer, be zoned Environmental 
Protection Area (EPA) or similar zoning which achieves the same level of protection. 

19. That an updated analysis/assessment be submitted that confirms any existing 
infrastructure currently located within the wetland, and potential changes to the 
wetland/water levels as a result of any required infrastructure changes (i.e. removal, 
capping, etc.) can be appropriately dealt with , without negatively impacting the 
wetland. This updated assessment should also confirm how Unit 36, the proposed 
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roadways adjacent to Units 36 and 37, and the stormwater management pond will be 
constructed without encroaching into the PSW buffer. 

20. That the agreement contain wording wherein the owner agrees to implement the 
mitigation measures and recommendations found in the EIS, including but not limited 
to: 

a. Culvert and channel re-alignment design and associated mitigation 
measures to ensure no impacts to fish or fish habitat as approved by 
Fisheries and Oceans Canada (DFO); 

b. Vegetation removals be undertaken between September 1 and mid-March, 
outside of the core breeding bird nesting period. 

21 . That an Erosion and Sediment Control (ESC) Plan be provided for Regional staff 
approval. The ESC Plan shall include, but not be limited to, details to protect the 
wetland during construction and limit downstream impacts during channel realignment 
and culvert replacement in accordance with DFO approval, as well as details regarding 
dust suppression and topsoil storage. 

22. That a Landscape/Buffer Planting Plan, prepared by a full member of the Ontario 
Association of Landscape Architects (OALA) or other qualified professional, be 
provided for Regional staff approval. The Planting Plan should identify and illustrate 
the location of native trees, shrubs, and groundcover within the recommended 15m 
wetland buffer. 

23. That the agreement contain wording wherein the owner agrees to implement the 
approved ESC Plan and Landscape/Buffer Planting Plan. 

24. That permanent fencing be provided along the length of the wetland buffer as 
illustrated on the Preliminary Site Servicing Plan (Upper Canada Consultants, May 27, 
2019) or updated plans, as applicable. That the Site Plan Agreement identifies that 
no gates will be permitted to access the Provincially Significant Wetland. 

25. That prior to approval of the final plan, or any on-site grading, the owner shall submit 
a detailed stormwater management plan for the condominium and the following plans 
designed and sealed by a qualified professional engineer in accordance with the 
Ministry of the Environment documents entitled Stormwater Management Planning 
and Design Manual, March 2003 and Stormwater Quality Guidelines for New 
Development, May 1991, or their successors to the Niagara Region for review and 
approval: 

a. Detailed lot grading, servicing, and drainage plans, noting both existing and 
proposed grades and the means whereby overland flows will be 
accommodated across the site; 

b. Detailed erosion and sedimentation control plans; 

c. Detailed phasing of construction of the stormwater management facility to 
coincide with phasing of development of residential lands (internal and 
external to the condominium) planned to be serviced by the stormwater 
management facility. 
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26. That the Development Agreement between the owner and the City contain provisions 
whereby the owner agrees to implement the approved plan(s) required in accordance 
with the approved Stormwater Management Plan. 

27. That the owner submit a written undertaking to the Niagara Region (Development 
Services Division) that draft approval of this condominium does not include a 
commitment of servicing allocation by the Regional Municipality of Niagara as this 
servicing allocation will be assigned at the time of registration and any pre-servicing 
will be at the sole risk and responsibility of the owner. 

28. That the owner submit a written undertaking to the Niagara Region (Development 
Services Division) that all offers and agreements of Purchase and Sale, which may be 
negotiated prior to registration of this condominium, shall contain a clause indicating 
that a servicing allocation for this condominium will not be assigned until the plan is 
registered, and a similar clause be inserted in the development agreement between 
the owner and the City. 

29. That prior to final approval for registration of this plan of condominium, the owner shall 
submit the design drawings (with calculations) for sanitary and storm drainage 
systems required to service this development and obtain Ministry of the Environment 
Compliance Approval under the Transfer of Review Program. 

30. That the applicant dedicates a 3.05 metre road widening to the Regional Municipality 
of Niagara along the frontage of Regional Road 36 (South Pelham Road), and 4.5 x 
4.5 metre daylight triangle prior to the issuance of a building permit, to the satisfaction 
of Niagara Region. 

31. That the condominium agreement between the owner and the City of Welland contain 
a provision whereby the owner agrees to obtain a certificate from an Ontario Land 
Surveyor stating that all existing and new survey evidence is in place at the completion 
of the development. 

32. That the owner submit a revised Transportation Impact Study (TIS) to the satisfaction 
of the Niagara Region Planning and Development Services Department. 

33. Prior to any construction taking place within the Regional road allowance, the owner 
shall obtain a Regional Construction Encroachment and/or Entrance Permit. 
Applications must be made through the Permits Section of the Niagara Region Public 
Works Department (Transportation Services Division). 

34. That in order to accommodate Regional Waste Collection service, waste collection 
pads are required to be provided by the applicant for units 9-13 and 80-85. The waste 
collection pads shall be in accordance with the Niagara Region's Corporate Waste 
Collection Policy. 

35. That the following warning be included in the Condominium Agreement and inserted 
in all offers and agreement of purchase and sale or lease for units 9-13 and 80-85: 

"That in order to accommodate Regional Waste Collection service, waste 
collection pads are required to be provided by the applicant for units 9-13 and 80-
85. The waste collection pads shall be in accordance to the details outlined in the 
Niagara Region's corporate waste collection policy." 
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36. Include on all offers of purchase and sale, a statement that advises the prospective 
purchaser: 

a. That the home/business mail delivery will be from a designated Centralized 
Mail Box. 

b. That the developers/owners be responsible for officially notifying the 
purchasers of the exact Centralized Mail Box locations prior to the closing 
of any home sales. 

37. The owner further agrees to: 

a. work with Canada Post to determine and provide temporary suitable 
Centralized Mail Box locations which may be utilized by Canada Post until 
the curbs, boulevards and sidewalks are in place in the remainder of the 
subdivision. 

b. install a concrete pad in accordance with the requirements of and in 
locations to be approved by Canada Post to facilitate the placement of 
Community Mail Boxes. 

c. identify the pads above on the engineering servicing drawings. Said pads 
are to be poured at the time of the sidewalk and/or curb installation within 
each phase of the plan of subdivision. 

d. determine the location of all centralized mail receiving facilities in co­
operation with Canada Post and to indicate the location of the centralized 
mail facilities on appropriate maps, information boards and plans. Maps are 
also to be prominently displayed in the sales office(s) showing specific 
Centralized Mail Facility locations. 

38. Canada Post's multi-unit policy, which requires that the owner/developer provide the 
centralized mail facility (front loading lockbox assembly or rear-loading mailroom 
[mandatory for 100 units or more]), at their own expense, will be in effect for buildings 
and complexes with a common lobby, common indoor or sheltered space. 

39. That the following warning clause shall be included in the Condominium Agreement 
and inserted in all offers of purchase and sale or lease for each dwelling unit: 

"The lands in the plan of condominium may be exposed to noise, odour, and dust 
from nearby agricultural operations and agdcu/tural-related traffic that may 
occasionally interfere with some activities of the owners who may occupy the 
lands." 

40. That prior to granting approval for the Final Plan of Subdivision, City of Welland 
Planning Division will require written notice from the following upon their respective 
Conditions of Draft Plan Approval have been met satisfactorily: 

Canada Post Conditions: 36, 37, 38 

Region of Niagara Conditions: 17, 18, 19, 20, 21 , 22, 23, 24, 25, 26, 27, 28, 29, 
30, 31, 32, 33, 34, 35 
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Niagara Peninsula Conservation Authority Conditions: 8, 9, 10, 11 , 12, 13, 14, 15, 
16 

Town of Pelham Conditions: 39 

41. That if Final Approval is not given to this Plan within three (3) years of the approval 
date, and no extensions have been granted, Draft Approval shall lapse. If the Owner 
wishes to request extension of Draft Plan Approval , a written request with reasons why 
the extension is required and the applicable application fee, must be received by the 
City prior to the lapsing date; and 

5. THAT Welland City Council authorizes the Mayor and Clerk to sign the Draft Approval 
and Final Approval Plans and agreements once all conditions have been satisfied. 

ORIGIN AND BACKGROUND: 

Applications for Official Plan Amendment, Zoning By-law Amendment, and Draft Plan of 
Vacant Land Condominium were submitted for the subject lands on July 19, 2019 and 
were deemed complete on August 1, 2019. 

COMMENTS AND ANALYSIS: 

The Proposal 

The City received complete applications for Official Plan Amendment, Zoning By-law 
Amendment, and Draft Plan of Vacant Land Condominium on July 19, 2019. The request 
for Draft Plan of Vacant Land Condominium was made for 85 townhouse units fronting 
onto a private road, and one four-storey 50-unit condominium apartment building block. 
A block containing a Provincfally Significant Wetland will be dedicated to the City as a 
Condition of Draft Plan Approval. 

The purpose of the Official Plan Amendment is to redesignate the residential portion of 
the property from Low Density Residential and Medium Density Residential to all Medium 
Density Residential. Amendments to the Core Natural Heritage Mapping is also being 
requested to make the mapping consistent with the Provincially Significant Wetland 
Mapping that was approved by the Ministry of Environment, Conservation and Parks in 
2014. Changes are also proposed to the Drapers Creek Floodplain based on updated 
floodplain mapping. 

The request for Zoning By-law Amendment has been made to rezone the residential 
zoned lands to Site Specific Residential Multiple from Residential Low Density 1 (RL 1 ), 
Residential Low Density 2 (RL2), and Residential Medium Density (RM). There are also 
changes to the Environmental Protection Overlay Zone (EP) for the Provincially Significant 
Wetland and the floodplain associated with Drapers Creek. These changes will be 
consistent with the mapping proposed as part of the Official Plan Amendment. The 
proposed changes to the RM Zone are: 

- To provide interpretation guidance for setbacks, coverage, and frontage for 
condominium townhomes; 
Provide a definition for Block Townhouse; 

- To measure rear yard setbacks to the dwelling rather than lot lines; 
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- To allow covered decks and encroachments in the rear yard to a maximum of 3. 75 
metres; 

- To allow a required parking space to be between the fai;:ade of the building and 
the private roadway on a private driveway; 
To eliminate the need for a 0.3 metre increase in width for obstructed parking 
spaces in private garages or in underground parking garages; 
To allow for a rear yard setback of 5.8 metres, whereas 7.5 metres is required (for 
the condominium apartment building only); and, 

- To eliminate the need for a loading space for an apartment building . 

The Site 
The subject lands are located on the west side of South Pelham Road, south of Sumbler 
Road, north of the Sobeys Plaza and Thorold Road, and at the dead-ends of Foxtail 
Avenue and Sparrow Drive. There is currently a single detached dwelling on the property 
fronting onto South Pelham Road. 

Surrounding Land Uses 
To the north of the property are single detached dwellings fronting onto Sumbler Road. 
To the east is a mix of residential, commercial and institutional uses. To the south of the 
property is a mix of commercial uses (Sobeys Plaza) and residential uses (townhouses 
and single detached dwellings). To the west, the lands are outside of the urban boundary, 
as well as not within the City of Welland, but part of the Town of Pelham. 

Development and Agency Comments Received 

City of Welland Fire & • Ensure access requirements and water supply for 
Emergency Services firefighting purposes for the 4-storey building complies 
Division with the Ontario Building Code. 
(January 14, 2020) 

• Ensure the turn radii with the condominium 
development have an adequate centre-line turn radii to 
accommodate our apparatus (i.e. 14m centreline). 

• If the hammerhead turn-around at unit 33 & 34 is to be 
utilized, ensure it is of a size that can accommodate 
our apparatus. 

• Ensure fire route signage is provided within the 
development to ensure access routes are kept clear. 

• Ensure water supply for firefighting purposes complies 
with the Ontario Building Code and any other 
applicable standard(s) for the condominium portion of 
the development. 

City of Welland • The developer should discuss the recommendations 
Infrastructure and outlined in the Traffic Impact Study with the Region 
Development Services staff before proceeding with the development. 
Department - Traffic, By-
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laws and Enforcement 
Division 
(August 8, 2019) 
City of Welland 
Infrastructure and 
Development Services 
Department - Building 
Division 
(January 13, 2020) 

• In order to obtain a building permit, a Record of Site 
Condition (RSC) must be filed with the MOE anytime 
there is a change of use of property from commercial, 
industrial or community use to institutional, parkland, 
residentral, agricultural or other use. A building permit 
cannot be issued until the RSC is filed and accepted by 
the MOE. 

• Subject development is located with the Niagara 
Peninsula Conservation Authority regulated area which 
is defined as applicable law in article 1.4.1.3 Division A 
of the Ontario Building Code. Therefore a permit issued 
by the authority will be required prior to issuance any 
building permits. 

• A subsurface Geotechnical report prepared by Soil 
Engineers Ltd., and dated October 2017, recommends 
that reinforcement for foundations constructed on 
engineered fill. The foundation reinforcement must be 
designed by a professional engineer. 

• Footing and underground subgrade must be inspected 
by a geotechnical firm that supervised the engineered 
fill placement. 

• Parkland dedication shall be established in accordance 
with By-law 2014-101. If a 5% Cash-in-Lieu of 
Parkland method is utilized, the Developer shall 
establish the value of land for each lot, to the 
satisfaction of the City, prior to execution of the 
Subdivision Agreement. The values shall be 
determined by an Appraiser in accordance with City 
Policy as of the day before the day the first building 
permit is issued for the development. The values shall 
be referenced in the Special Conditions and Building 
Restrictions of the Subdivision Agreement. 

• Subject development is proposed through a Plan of 
Condominium, the installation of underground Site 
services with be located within the private property which 
is regulated by Part 7 of the OBC. Therefore installation 
of site services will be subject to site servicing permit 
issued by the office of the Chief Building Official. 
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• Engineering has no requirements for the internal, 
private portion of the development. We do however 
have the following comments for external works in 
conjunction and pertaining to the development: 

1. The north section of Foxtail Avenue shall be 
finalized and constructed to an urban standard as 
per the design of Upper Canada Consultants on 
behalf of the developer. This will include the 
construction of a permanent cul-du-sac to urban 
standards, the extension of the sidewalk to the cul­
du-sac, and sodding the area boulevards to 
complete the street north of Thorold Road. 

2. The Engineering Consultant shall submit a review 
and design of the wetland complex to include the 
removal or the permanent plugging of the existing 
drainage pipe connecting to City infrastructure. 
The review shall determine the impact of the pipe 
removal and the storm water runoff implications to 
surrounding residents. This shall be provided to 
the City of Welland Engineering Division for review 
and approval. If any further storm sewer work 
needs to be undertaken on the City right-of-way 
after the study has been completed, the works shall 
be completed at the cost of the developer. 

3. The end of Sparrow Drive shall be completed to 
urban standards including curbing and sodding to 
finalize the development. The land on which the 
existing cul-du-sac sits shall be deeded to the City, 
free and clear of all encumbrances. 

• The subject lands are situated within a Settlement Area 
under the Provincial Policy Statement (PPS) and 
Delineated Built-Up Area under the Growth Plan, and 
the Regional Official Plan designates the subject lands 
as Urban Built-up Area. 

• These documents place an emphasis on intensification 
and infilling to foster the development of complete 
communities that have a mix of diverse land uses and 
a range of housing options. 

• Regional staff note that the proposed condominium will 
provide for infill development and is considered as 
residential intensification within the built-up area, which 
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will make more efficient use of designated urban land 
and existing services and contribute toward the City 
achieving the annual 40% residential intensification 
targets. This development, therefore, generally 
conforms with and is consistent with Provincial and 
Regional growth management policy directions. 

• Based on the Provincial Criteria for Assessing 
Archaeological Potential, this site appears to exhibit a 
low potential for the discovery of archaeological 
remains. 

• It is suggested that a clause be included in the 
condominium agreement advising that construction 
activities must cease should any deeply buried 
archaeological material be encountered during 
construction. 

• Regional Environmental Planning staff have reviewed 
the EIS and identified some minor discrepancies with 
regards to the information provided as noted. 
However, staff are generally in agreement that the 
proposed development can be accommodated without 
negative impact to the Region's Core Natural Heritage 
System (CNHS), provided additional potential wetland 
impacts are assessed and specific mitigation 
measures are implemented. 

• The PSW boundary identified in the EIS matches the 
Region's CNHS mapping which was updated to reflect 
the revised boundary as staked and surveyed by the 
Ministry of Natural Resources and Forestry (MNRF). 
The EIS also provides an adequate rationale for the 
proposed 15 m PSW buffer and recommends a Buffer 
Planting Plan to increase its protective function, as well 
as installation of chain link fencing along the buffer 
boundary. 

• It is not clear if the "preliminary" analysis completed as 
part of the Wetland Surface Water Flow Assessment 
assessed the post-development conditions with or 
without existing infrastructure, which is currently 
understood to be located within the PSW and assists 
with wetland drainage. It is recommended that prior to 
the City assuming ownership of Block 1, an updated 
analysis/assessment be submitted that confirms any 
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existing infrastructure and potential changes to the 
wetland/water levels can be dealt with , without 
negatively impacting the wetland. 

• It is unclear how Unit 36, the proposed roadways 
adjacent to Units 36 and 37, and the stormwater 
management dry pond will be constructed without 
encroaching into the PSW buffer. This potential issue 
should be addressed as part of an additional 
submission. 

• The EIS notes that the "adjacent lands woodlot" 
located along the western boundary of the subject 
lands does not meet significance criteria and is not 
identified as ECA. However, this woodland is in face 
identified as Significant Woodland in the Region's 
CNHS mapping, and has recently been mapped as 
part of the Growth Plan Provincial Natural Heritage 
System. Nonetheless, this woodland will not be 
impacted by the proposed development as it lies west 
of the protected PSW. 

• The EIS notes that no Species at Risk (SAR) or rare 
species were found to occur. The EIS refers to 
correspondence from the MNRF, but no 
correspondence was included from either the MNRF or 
the Ministry of Environment, Conservation and Parks. 
This correspondence should be provided. 

• The EIS notes the need for a Fisheries and Oceans 
Canada (DFO) Project Review for the proposed culvert 
works and channel realignment at Draper's Creek. it 
also notes that DFO will likely provide a Letter of Advice 
and identify specific habitat enhancement measures to 
ensure no serious harm to fish or fish habitat. This 
correspondence should be provided for Regional 
review in parallel with the Niagara Peninsula 
Conservation Authority permit process. 

• The Region has reviewed the Preliminary Stormwater 
Management (SWM) plan . Based on the available 
information, the Region notes that the development will 
not drain to the PSW. The Region has no objection in 
principal to the proposed SWM plan. The Region 
requires further technical details to ensure the he 
proposed SWM facilities are sufficient to achieve the 
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targets and can be accommodated appropriately ln the 
site plan. 

• The Region's stormwater management requirements 
along the Region's review comments are listed below: 

1. The region wlll require that all stormwater runoff be 
captured and treated to a Normal standard prior to 
discharge from the site. 

a. The Region has no objection in principal to the 
proposal of installation of an end-of-pipe oi-grit 
separator (OGS) to meet the requirement. The 
Region requires the following details: 

i. The SWM report Section 5.2 outlines that the 
proposed Hydroworks HG6 will provide 
71.9% TSS overall removal and capture 
94% of the stormwater flows. In accordance 
with the MECP's SWM Planning & Design 
Manual Section 4.6.8 Technical 
Effectiveness, the average efficiency of the 
proposed unit is 67.6%=(94% of the runoff 
volume x71.9% TSS removal 
efficiency)+(6% of the volume+0¾ 
efficiency). Please confirm the proposed 
OGS can achieve the required 70% TSS 
removal. 

ii. The Region requlres a servicing drawing 
showing the OGS location. In order to avoid 
backwater affecting the operation, the 
Region requires the OGS be at the 
downstream of the flow control structure and 
within the property limit. 

iii. Please clarify if flows from catchment A 16 
(abut west of South Pelham Road) will be 
captured and treated via the OGS. The 
future land use includes 21 parking stalls 
and the access road. 

2. The Region will require that all stormwater runoff 
proposed to discharge into the PSW be treated to 
an Enhanced standard. 
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a. Based on the available information, the Region 
notes that the proposed development will not 
drain into the PSW. Should the drainage 
proposed not change, the Region has no 
additional requirement of water quality 
treatment. 

b. The Region requires an Erosion and Sediment 
Control (ESC) plan drawing to ensure the 
construction will not affect the PSW. 

3. The Region will require that all post development 
peak stormwater flows be attenuated to pre­
development levels for up to and including the 100 
year return period storm event prior to discharge 
from the site. 

a. The Region notes that the proposed SWM plan 
consists of the Lot and Conveyance Controls 
and flow attenuation measures (i.e. a dry pond 
and two underground storage facilities) . Flows 
will surcharge to the storage facilities. The 
grading and servicing design should ensure 
backwater not surcharge to the ground. 

b. The Region requires the following be 
addressed: 

i. The SWM report indicate the storm event of 
storm sewer design and include the design 
sheet. 

ii. Include the drawing to demonstrate that the 
outflow control structure is consistent with 
the requirements of the hydrologic analyses. 

iii. Include a modeling scenario of a 24-hour 
design storm with SCS distribution to 
demonstrate that the proposed SWM 
storages are sufficient. 

iv. Confirm Manning's n=0.25 for pervious area 
used in the hydrology modelling. Is the value 
too high to represent the pre-development 
and particularly the post-development 
conditions? 
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v. Update Figure 3 to reflect the latest site plan 
and note the catchment of outflow 
uncontrolled. The 28.6% imperviousness of 
catchment A16 seems underestimated given 
the hard surfaces of the proposed land •use. 

vi. Erosion potential of the dry pond ditch inlet 
would be high due to the frequency of flow 
entering and exiting. Section 5.3 SWM 
Facility Maintenance should indicate the 
inspection and remediation measures of the 
ditch was eroded. 

vii.Section 5.3 should indicated that the orifices 
at control structure should not be removed at 
any time. Revise first paragraph of Section 
5.3.1 . The "the upstream oil/grit separator" 
is incorrect. 

4. In order to mitigate the impacts of erosion on the 
receiving watercourse (Drapers Creek), the Region 
will require that stormwater runoff from the 25mm 
design storm event be captured and released over 
a period of 24 hours. 

a. The Region requires a calculation of drawdown 
time based on Equation 4.1 O of the MECP's 
Design Manual to confirm if this criterion is met. 

5. Prior to construction, the Region will require that 
detailed grading, storm servicing, stormwater 
management, and construction sediment control 
drawings be circulated to this office for review and 
approval. 

a. The Region requires the engineering drawings 
be submitted to the office for review. 

• The Region requires a finalized SWM report 
associated with a letter indicating how each comment 
is addressed. The Region notes that a culvert crossing 
Drapers Creek is to be installed. This proposal is 
subject to the NPCA's approval as it will alter the 
Regulatory Floodplain. 

• The subject property has frontage along Regional 
Road 36 (South Pelham Road). This section of road 
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has a substandard road allowance of approximately 
20.1 metres. The designated road allowance is 26.2 
metres as identified in the Regional Official Plan . 

• Therefore, the applicant is required to gratuitously 
grant the following widening to the Region: 

- A 3.05 metre widening across the frontage of the 
subject property. This is in order to achieve 13.1 
metres from the original centreline of this road 
section. The actual width of the required widening 
must be confirmed by an Ontario Land Surveyor. 

- A 4.5 x 4.5 metre daylight triangle 
intersection onto Regional Road 36 
Pelham Road). 

at any 
(South 

• Regional Transportation staff have reviewed the Traffic 
Impact Study (TIS). They have provided the following 
comments 

• The TIS has identified that there is a need to implement 
a northbound left-turn lane with a storage length of 15 
metres. Given the proximity of the proposed road 
widening to Drapers Creek, the TIS is recommending 
that Niagara Region consider undertaking a Schedule 
C Municipal Class Environmental Assessment (MCEA) 
in order to accommodate the road widening. 

• Niagara Region has reviewed the requirement for the 
left-turn lane. The left-turn lane warrant is well below 
the MTO requirement with a limited number of left-turns 
during the peak hour analyses. As noted in the report, 
additional lanes (widening) of the road platform may 
affect Drapers Creek which is located on the west side 
of South Pelham Road. 

• Regional staff would ask that the TIS be amended to 
provide an additional review of the need for a left-turn 
lane in this situation. If the additional analysis 
determines that the left-turn lane is not warranted, that 
the Region will require that the Consultant provide a 
solution to ensure that northbound through vehicles are 
not physically permitted to pass the northbound left­
turning vehicles via the roadway shoulder. 
Furthermore, the recommendation for the Region of 
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Niagara to consider a Schedule C MCEA should be 
removed. 

• Prior to any construction or entrance construction 
taking place within the Regional road allowance, a 
Regional Construction and Entrance Permit must be 
obtained from the Transportation Services Division, 
Public Works Department. 

• Niagara Region provides curbside waste and recycling 
collection for developments that meet the requirements 
of Niagara Region's Waste Collection Policy. The 
subject property is eligible to receive Regional curbside 
waste and recycling collection. 

• The 50 unit apartment building is eligible for Enhanced 
(front end bin) Collection Services provided that 
apartment building be developed as a condominium 
and that the development complies with the Region's 
Waste Collection Policy. Approval by the City of 
Welland is also required to receive the enhanced 
service. Please note that, if enhanced collection is 
approved by the City, the applicant must participate in 
both garbage and recycling. 

• Region staff have reviewed the 'Site Plan for Zoning 
Only' and note the provision of a "Waste Bin" located 
to the west of the 4-storey, 50-unit apartment building. 
If the owner/developer does not intend to utilize 
enhanced collection services, or if the City is not 
agreeable with this arrangement, then waste collection 
will be the responsibility of the owner through a private 
contractor. 

• Condominium townhouse developments are able to 
receive internal curbside waste collection through the 
Region provided the developer/owner complies with 
Regional Waste Collection Policy. 

• The townhouse blocks are eligible for Regional 
curbside collection, however, waste collection pads are 
required for the units 9-13 and 80-85. The 'Site Plan 
for Zoning Only' shows collection pads for these units 
at acceptable locations. However, to ensure that 
Regional waste collection vehicles can effectively 
maneuver the site, staff request that a Regional waste 
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collection vehicle turning template be overlaid on the 
plan. Please resubmit the plan, with the turning 
template overlaid and details for the collection pads, to 
the Region for review and approval. 

• As the proposed applications are considered to align 
with the intent and direction of Regional and Provincial 
policy, Regional Planning and Development Services 
staff would offer no objections to the Official Plan and 
Zoning By-law Amendments provided the Zoning By­
law Amendment incorporates the changes to address 
the core natural heritage requirements (EPA zoning). 
Further, regional staff offer no objections to the Draft 
Plan of Condominium subject to the Conditions 
attached in the Appendix. 

• Given the site specific nature of the application, the 
Official Plan Amendment is exempt from Regional 
approval in accordance with the Memorandum of 
Understanding with Area Municipalities, and Regional 
Official Plan. 

• That the following conditions be included as Draft Plan 
of Condominium Approval: 

1. That the following clauses shall be included in the 
Condominium Agreement between the owners and 
the City of Welland : 

"Should previously undocumented archaeological 
resources be discovered on the property during 
construction activities, construction and alteration 
of the site shall immediately cease and the owner 
shall notify the Ministry of Tourism, Culture and 
Sport (Culture Program Unit) in London (519-675-
6898) and engage a licensed consulting 
archaeologist to carry out archaeological fieldwork 
in compliance with Section 48(1) of the Ontario 
Heritage Act" . 

"As on virtually any property in southern Ontario, it 
is possible that Aboriginal or Euro-Canadian burials 
could be present within the development area. In 
the event that human remains are encountered 
during construction activities, construction shall 
immediately cease and the proponent shall notify 
the Niagara Regional Police, the local coroner, the 
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Ministry of Tourism, Culture and Sport (Culture 
Program Unit, London office), and the Registrar, 
Cemeteries Regulation Unit of the Ontario Ministry 
of Consumer Services in Toronto (416-326-8392)" . 

2. That Block 1, which includes the wetland and its 
15m buffer, be zoned Environmental Protection 
Area (EPA) or similar zoning which achieves the 
same level of protection. 

3. That an update analysis/assessment will be 
submitted that confirms any existing infrastructure 
currently located within the wetland, and potential 
changes to the wetland/water levels as a result of 
any required infrastructure changes (i.e., removal, 
capping, etc.) can be appropriately dealt with, 
without negatively impacting the wetland. This 
updated assessment should also confirm how Unit 
36, the proposed roadways adjacent to Units 36 
and 37, and the stormwater management pond will 
be constructed without encroaching into the PSW 
buffer. 

4. That the agreement contain wording wherein the 
owner agrees to implement the mitigation 
measures and recommendations found in the EIS, 
including but not limited to: 

a. Culvert and channel re-alignment design and 
associated mitigation measures to ensure no 
impacts to fish or fish habitat as approved by 
Fisheries and Oceans Canada (DFO); 

b. Vegetation removals be undertaken between 
September 1 and mid-march, outside of the 
core breeding bird nesting period. 

5. That an Erosion and Sediment Control (ESC) Plan 
be provided for Regional staff approval. The ESC 
Plan shall include, but not be limited to, details to 
protect the wetland during construction and limit 
downstream impacts during channel realignment 
and culvert replacement in accordance with DFO 
approval, as well as details regarding dust 
suppression and topsoil storage. 
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6. That a Landscape/Buffer Planting Plan, prepared 
by a full member of the Ontario Association of 
Landscape Architects (OALA) or other qualified 
professional, be provided for Regional staff 
approval. The Planting Plan should identify and 
illustrate the location of native trees, shrubs and 
ground cover within the recommended 15m wetland 
buffer. 

7. That the agreement contain wording wherein the 
owner agrees to implement the approved ESC Plan 
and Landscape/Buffer Planting Plan. 

8. That permanent fencing be provided along the 
length of the wetland buffer as illustrated on the 
Preliminary Site Servicing Plan (Upper Canada 
Consultants, May 27, 2019) or updated plans, as 
applicable. A no-gate by-law is recommended to 
reduce human encroachment and limit the 
movement of pets into the adjacent natural area. 

9. That a plan be provided to the City's satisfaction 
that illustrates all proposed outdoor lighting to be 
downward facing and shielded to prevent light 
spillage into the adjacent wetland area. 

10. That prior to approval of the final plan or any on­
site grading, the owner shall submit a detailed 
stormwater management plan for the condominium 
and the following plans designed and sealed by a 
qualified professional engineer in accordance with 
the Ministry of the Environment documents entitled 
Stormwater Management Planning and Design 
Manual, March 2003 and Stormwater Quality 
Guidelines for New Development, May 1991, or 
their successors to the Niagara Region for review 
and approval: 

a. Detailed lot grading, serv1c1ng and drainage 
plans, noting both existing and proposed 
grades and the means whereby overland flows 
will be accommodated across the site; 

b. Detailed erosion and sedimentation control 
plans; 
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c. Detailed phasing of construction of the 
stormwater management facility to coincide 
with phasing of development of residential 
lands (internal and external to the 
condominium) planned to be serviced by the 
stormwater management facility . 

11. That the Development Agreement between the 
owner and the City contain provisions whereby the 
owner agrees to implement the approved plan(s) 
required in accordance with the approved 
Stormwater Management Plan. 

12. That the owner submit a written undertaking to the 
Niagara Region (Development Services Division) 
that draft approval of this condominium does not 
include a commitment of servicing allocation by the 
Regional Municipality of Niagara as this servicing 
allocation will be assigned at the time of registration 
and any pre-servicing will be at the sole risk and 
responsibility of the owner. 

13. That the owner submit a written undertaking to the 
Niagara Region (Development Services Division) 
that all offers and agreements of Purchase and 
Sale, which may be negotiated prior to registration 
of this condominium, shall contain a clause 
indicating that a servicing allocation for this 
condominium will not be assigned until the plan is 
registered, and a similar clause be inserted in the 
development agreement between the owner and 
the City. 

14. That prior to final approval for registration of this 
plan of condominium, the owner shall submit the 
design drawings (with calculations) for the sanitary 
and storm drainage systems required to service 
this development and obtain Ministry of the 
Environment Compliance Approval under the 
Transfer of Review Program. 

15. That the applicant dedicates a 3.05 metre road 
widening to the Regional Municipality of Niagara 
along the frontage of Regional Road 36 (South 
Pelham Road), and a 4.5 x 4.5 metre daylight 
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triangle prior to the issuance of a building permit, to 
the satisfaction of Niagara Region. 

16. That the condominium agreement between the 
owner and the City of Welland contain a provision 
whereby the owner agrees to obtain a certificate 
from an Ontario Land Surveyor stating that all 
existing and new survey evidence is in place at the 
completion of the development. 

17. That the owner submit a revised Transportation 
Impact Study (TIS) to the satisfaction of the 
Niagara Region Planning and development 
Services Department. 

18. Prior to any construction taking place within the 
Regional road allowance, the owner shall obtain a 
Regional Construction Encroachment and/or 
Entrance Permit. Applications must be made 
through the Permits Section of the Niagara Region 
Public Works Department (Transportation Services 
Division). 

19. That in order to accommodate Regional Waste 
Collection service, waste collection pads are 
required to be provided by the applicant for the 
units 9-13 and 80-85. The waste collection pads 
shall be in accordance with the Niagara Region's 
Corporate Waste Collection Policy. 

20. That the following warning be included in the 
Condominium Agreement and inserted in all offers 
and agreement of purchase and sale or lease for 
units 9-13 and 80-85: 

"That in order to accommodate Regional Waste 
Collection service, waste collection pads are 
required to be provided by the applicant for units 9-
13 and 80-85. The waste collection pads shall be 
in accordance with the details outlined in the 
Niagara Region's Corporate Waste Collection 
Policy. " 

Niagara Peninsula • The NPCA regulates watercourses, flood plains (up to 
Conservation Authority 
(September 11, 2019) 

the 100 year flood level), Great Lakes shorelines, 
hazardous land, valley lands, and wetlands under 
Ontario Regulation 155/06 of the Conservation 
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Authorities Act. The subject land contains the Draper's 
Creek Wetland Complex, which is a PSW and the 100 
year flood plain for Drapers Creek. 

• The PSW is located on the western half of the subject 
land. The development incudes a 15 metre setback to 
the wetland. NPCA have reviewed the EIS and 
consider the EIS to address the criteria of NPCA 
policies and, therefore, have no objections to 
establishing a 15 metre buffer to the PSW. 

• The EIS notes that the buffer is not currently well 
vegetated. As part of the EIS recommendations, a 
planting plan (restoration plan) to enhance the buffer 
function was proposed. NPCA staff supports this. A 
NPCA Work Permit will be required to implement the 
restoration plan. In addition, the NPCA requires that 
the PSW and buffer be rezoned to an environmental 
protection or similar category zoning . 

• There are several areas of the proposed development 
that are close to the 15 metre buffer limit. It is likely 
that site servicing and construction will not be able to 
keep outside of the 15 metre buffer and there may be 
some minor encroachments during the construction 
phase. Given the current state of the buffer and the 
requirement of a buffer restoration plan, NPCA staff 
can accept some minor encroachment into the buffer 
during construction. The buffer and agreed-to 
encroachments are to be clearly identified through limit 
of work fencing installed prior to commencing site 
servicing. An NPCA Work Permit is required for the 
buffer encroachments. Note that snow storage is not 
permitted within the 15 metre buffer. 

• It is understood by the NPCA that there is a pipe 
currently within the PSW and was installed sometime 
between 2006 and 2010. NPCA has advised the 
applicant in the past that the pipe issue will need to be 
addressed. The EIS was silent on the pipe and did not 
provide options on how it should be addressed. The 
NPCA will require that additional analysis be 
completed to review the impact of the removal of the 
pipe (or capping if the physical removal is too 
damaging) . There will also need to be engineering 
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analysis completed to 
impacts will be created . 

determine if any flooding 

• There is a portion of the Drapers Creek 100 year 
floodplain on the subject property, particularly along 
the eastern boundary. Based on the analysis 
completed by the applicant, the extents of the 
floodplain on the property is less than the NPCA's 
mapping. 

• The site is proposing to include driveway access and 
parking within the 100 year floodplain. NPCA policies 
allow for driveways and parking areas within the 100 
year floodplain, so long as the flooding elevation does 
not exceed 0.3 metres. NPCA staff are satisfied in 
principal that the parking and driveway area can be 
accommodated outside of the 0.3 metre elevation. 
NPCA staff will require detailed site grading plans to 
ensure that the extent and depth of flooding is in 
conformity. 

• As part of establishing the proposed driveway, an 
Application proposing to realign the watercourse 
(Drapers Creek) will be required. 

• The NPCA has no objections to the applications as 
they relate to NPCA policies, subject to rezoning the 
PSW and 15 metre buffer to an Environmental 
Protection zone category and recommended 
conditions of Draft Plan Approval. 

• NPCA staff request the following conditions be 
incorporated into the Conditions of Draft Plan Approval : 

1. That the provincially significant wetland (PSW) and 
its associated 15 metre buffer be zoned 
Environmental Protection or other similar zone 
category that achieves the same level of protection, 
to the satisfaction of the Niagara Peninsula 
Conservation Authority. 

2. That the Developer obtain a Work Permit from the 
Niagara Peninsula Conservation Authority prior to 
beginning any work related to realigning and 
crossing the watercourse. 
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3. That the Developer obtain a Work Permit from the 
Niagara Peninsula Conservation Authority for any 
stormwater outlets into Drapers Creek. 

4. That the Developer submit to the Niagara 
Peninsula Conservation Authority for review and 
approval an EIS addendum and engineering 
analysis that examine that examine the most 
appropriate manner of stopping the existing 
stormwater pipe from draining the wetland as well 
as the impact of potential flooding as a result. 
Works to implement the aforementioned reports 
will require a Work Permit from the Niagara 
Peninsula Conservation Authority. 

5. That the Developer submit to the Niagara 
Peninsula Conservation Authority for review and 
approval a buffer restoration plan. Implementation 
of the restoration plan will require a Work Permit 
from the Niagara Peninsula Conservation 
Authority. 

6. That the Developer submit to the Niagara 
Peninsula Conservation Authority for review and 
approval, detailed grading and construction 
sediment and erosion control plans. 

7. That the Developer install limit of work fencing 
along the 15 metre buffer and portions where 
construction encroachments are less than 15 
metres, to the satisfaction of the NPCA. The limit 
of work fencing is to be shown on the detailed 
grading and construction sediment and erosion 
control plans, to the satisfaction of the NPCA. Any 
construction encroachments into the 15 metre 
buffer require a Work Permit from the Niagara 
Peninsula Conservation Authority. 

8. That the Developer provide 1.5 metre high chain 
link fencing along the boundary of the 15 metre 
buffer, to the satisfaction of the Niagara Peninsula 
Conservation Authority. 

9. That conditions 1 to 9 above be incorporated into 
the Development Agreement between the 
Developer and the City of Welland, to the 
satisfaction of the Niagara Peninsula Conservation 
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Authority. The City of Welland shall circulate the 
draft Development Agreement to the Niagara 
Peninsula Conservation Authority for its review and 
approval . 

Town of Pelham -
Community Planning and 
Development Department 
(September 3, 2019} 

• Town staff notes that the property abuts the Town of 
Pelham municipal boundary on the west side. Lands 
to the west within the Town of Pelham are designated 
Good General Agricultural. Complaints have been 
made by residential property owners in the City of 
Welland relating to odours produced by existing 
cannabis facilities within the Town of Pelham . 

• Therefore, Town staff request 
condition of approval be included: 

that the following 

That the following warning clause shall be included in 
the Subdivision Agreement and inserted in all offers of 
purchase and sale or lease for each dwelling unit: 

''The lands in the plan ofcondominium may be exposed 
to noise, odour, and dust from nearby agricultural 
operations and agricultural-related traffic that my 
occasionally interfere with some activities of the 
owners who may occupy the lands." 

Canada Post Corporation 
(December 18, 2019} 

• The development will receive mail service 
centralized mail facilities provided through 
Community Mailbox program. 

by 
our 

• The Owner shall complete to the satisfaction of 
Manager of Engineering of the City of Welland and 
Canada Post: 

1. Include in all offers of purchase and sale, a 
statement that advises the prospective purchaser: 

a. That home/business mail delivery will be from a 
Centralized Mail Box. 

b. That the developer/owners be responsible for 
officially notifying the purchasers of the exact 
Centralized Mail Box locations prior to the 
closing of any home sales. 

2. The Owner further agrees to: 
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a. Work with Canada Post to determine and 
provide temporary suitable Centralized Mail 
Box locations which may be used by Canada 
Post until the curbs, boulevards and sidewalks 
are in place in the remainder of the 
condominium. 

b. Install a concrete pad in accordance with the 
requirements of and in locations to be approved 
by Canada Post to facilitate the placement of 
Community Mail Boxes. 

c. Identify the pads above on the engineering 
servicing drawings. Said pads are to be poured 
at the time of sidewalk and/or curb installation 
within each phase of the plan of condominium. 

d. Determine the location of all centralized mail 
receiving facilities in co-operation with Canada 
Post and to indicate the location of the 
centralized mail facilities on appropriate maps, 
information boards and plans. Maps are also 
to be prominently displayed in the sales 
office(s) showing specific Centralized Mail 
Facility Locations. 

3. Canada Post's multi-unit policy, which requires that 
the owner/developer provide the centralized mail 
facility [front loading lockbox assembly or rear­
loading mail room (mandatory for 100 units or 
more)] at their own expense, will be in effect for the 
building and complexes with a common lobby, 
common indoor or sheltered space. 

Enbridge Gas 
(August 29, 2019) 

• The applicant shall contact Enbridge Gas lnc.'s 
Customer Connections department for service and 
meter installation details and to ensure all gas piping is 
installed prior to the commencement of site 
landscaping (including, but not limited to: tree planting, 
silva cells, and/or soil trenches) and/or asphalt paving . 

• If the gas main needs to be relocated as a result of 
changes in the alignment or grade of the future road 
allowances, or for temporary gas pipe installations 
pertaining to phase construction, all costs are the 
responsibility of the applicant. 
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• Easement(s) are required to service this development 
and any future developments. The applicant will 
provide all easement(s) to Enbridge Gas Inc. at no 
cost. 

• In the event a pressure reducing regulator station is 
required, the applicant is to provide a 3 metre by 3 
metre exclusive use location that cannot project into 
the municipal road allowance. The final size and 
location of the regulator station will be confirmed by 
Enbridge Gas lnc.'s Customer Connections 
department. 

Bell Canada 
(August 19, 2019) 

• That the following paragraph be included as a condition 
of approval: 

"The Owner shall indicate in the Agreement, in words 
satisfactory to Bell Canada, that it will grant Bell 
Canada any easements that may be required, which 
may include a blanket easement, for 
communications/telecommunication infrastructure. In 
the event of any conflict with existing Bell Canada 
facilities or easements, the Owner shall be responsible 
for the relocation of such facilities or easements." 

• We hereby advise the developer to contact Bell 
Canada during detailed design to confirm the provision 
of communication/telecommunication infrastructure 
needed to service the development. 

• Bell Canada is Ontario's principal telecommunications 
infrastructure provider, developing and maintaining an 
essential public service. It is incumbent upon the 
Municipality and the Developer to ensure that the 
development is serviced with 
communication/telecommunication infrastructure. In 
fact, the 2014 Provincial Policy Statement (PPS) 
requires the development of coordinated, efficient and 
cost-effective infrastructure, including 
telecommunications systems. 

• The Developer is hereby advised that prior to 
commencing any work, the Developer must confirm 
that sufficient wire-line 
communication/telecommunication infrastructure 
available. In the event such that infrastructure 

is 
is 
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unavailable, the Developer shall be required to pay for 
the connection to and/or extension of the existing 
communication/telecommunication infrastructure. 

• If the Developer elects not to pay for the above noted 
connection, the Developer will be required to 
demonstrate to the satisfaction of the Municipality that 
sufficient alternative 
communication/telecommunication will be provided to 
enable, at a minimum, the effective delivery of 
communication/telecommunication services for 
emergency management services (i.e., 911 
Emergency Services). 

The applications were circulated to City Departments, as well as outside agencres and 
members of the public in accordance with the requirements of the Planning Act. A Public 
Information Meeting was held on August 29, 2019. Approximately 10 members of the 
public attended the meeting, as well as the applicant and their agent. The following 
comments and concerns were raised: 

Concerns with flooding and drainage as a result of the development; 
Concerns with road access, and difficulty turning on South Pelham due to traffic; 
Concerns that the water will no longer flow to the Provincially Significant Wetland 
and it will dry up; 
Questions as to whether there are any other vacant land condominiums in 
Welland; 
Concerns with the density and height of proposed dwellings; and, 
Questions about parking and movement through the development on private 
streets. 

At the time of writing this report, comments from six (6) residents have been received 
regarding the application. A number of residents have provided comments prior to the 
Statutory Public Meeting, and subsequent to the meeting with additional questions. In 
addition to the comments, questions, and concerns raised at the Public Information 
Meeting, the additional comments were made: 

Pedestrian safety along South Pelham Road; 
Increased traffic along local streets (Sparrow Drive, Thorold Road) as well as the 
increase in traffic along South Pelham Road; 
Lack of parkland; 
Impact of the development on the Provincially Significant Wetland; 
Questions and concerns regarding stormwater drainage; and, 
Questions regarding the information in the Environmental Impact Study. 

The Statutory Public Meeting under the Planning Act was held on September 17, 2019. 
Two people spoke in opposition to the application. The concerns that were raised at the 
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Public Meeting were the same as those presented at the Public Information Meeting held 
on August 29, 2019 as well as in the letters submitted to the Planning Division. 

COMMENTS AND ANALYSIS 
Provincial Policy 
The effect of development of the proposed - The property is impacted by a 
subdivision on matters of provincial 
interest as referred to in Section 2; 

Provincially Significant Wetland along 
the western half of the property. An 
Environmental Impact Study was 
undertaken to review the natural 
features on site, as well as to justify a 
reduction in the setback to the PSW 
from 30 metres to 15 metres. The 
Environmental Impact Study also 
reviewed and identified a buffer and 
planting plan to ensure that there is an 
appropriate buffer between the 
proposed residential development and 
the PSW. 

- The subject lands are not part of the 
City's Agricultural lands, and therefore 
will not result in the loss of agricultural 
lands. 

- There are no natural resources on this 
property. 

- The property is currently vacant, so 
there are no significant architectural, 
cultural, or historical features on the 
site. The property exhibited low 
potential for archaeological resources, 
so no archaeological investigation was 
requested. 

- The proposal does not include any 
information regarding energy and 
water conservation methods that will 
be implemented at the time of 
construction. 

- The property is within the City's Urban 
Area and can be supplied with 
municipal infrastructure. There are no 
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capacity issues that will be created as 
a result of this development. 

- The property will be serviced by 
regional waste collection . 

- The property is within the urban 
boundary and will not require an 
expansion to the urban area. Servicing 
is available from Wellandvale Drive 
and from Niagara Street. The existing 
infrastructure can accommodate the 
proposed development. 

- The development is not designed to 
accessibility standards, but it will be the 
responsibility of the individual property 
owners to incorporate any accessibility 
measures into the house designs. 

Comments from the applicable school 
boards have not been received , 
however, there is capacity in the 
existing schools to accommodate any 
future students. The property is north 
of a City owned park, and is within 
walking distance to pharmacies, 
medical offices and a walk-in clinic. 

- The proposed development does not 
include any affordable housing units, 
however, each townhouse dwelling 
could contain an accessory dwelling 
unit, which would provide additional 
affordable housing units in the City. 

- As the development is entirely 
residential, there are no employment 
opportunities that will be created. The 
City's Zoning By-law does permit home 
occupations, and therefore, there may 
be home based businesses that will be 
established in the neighbourhood. 

- The development of these lands will 
lead to an increase in tax revenues to 
the City, which will contribute to the 
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overall financial benefit of the City. The 
development will not require the 
expansion of municipal services 
beyond where they are currently 
available. 

All relevant agencies have been 
circulated the application and their 
comments have been included, where 
appropriate. 

A number of comments and concerns 
were raised by neighbouring property 
owners. Their concerns have been 
reviewed further in this report. 

The property is within the City's 
serviced urban boundary. The 
development of these lands will utilize 
undeveloped lands within the City's 
urban boundary and represent an 
infilling opportunity. A portion of these 
lands have also been identified as an 
Intensification Area within the City and 
the proposal presents an 
intensification opportunity. 

The subject lands are within walking 
distance to transit stops along South 
Pelham Road. The development is 
within walking distance to commercial 
businesses and services, medical 
offices, and recreation facilities to the 
south. 

The proposal has been designed to 
integrate into the surrounding 
neighbourhoods and provide a range 
of housing types (apartments and 
townhouses) within the predominantly 
single-detached neighbourhood. This 
will help create a more complete 
neighbourhood and allow for aging in 
place. 

Whether the proposed subdivision is - The subject lands are accessible by 
premature or in the public interest; the municipal road network and can 
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Whether the plan conforms to the official -
plan and adjacent plans of subdivision, if 
any; 

The suitability of the land for the purposes -
for which it is to be subdivided; 

The number, width, location and proposed -
grades and elevations of the highways, 
and the adequacy of them, and the 
highways linking the highways in the 
proposed subdivision with the established 
highway system in the vicinity and 
adequacy of them; 

connect to municipal infrastructure. A 
portion of the lands have been 
identified as an Intensification Area 
within the City's Official Plan, 
identifying that it is a prime location for 
new development due to the proximity 
to services and amenities. The area of 
the property that is impacted by the 
Provincially Significant Wetland is not 
proposed for development, and the 
block containing the wetland will be 
deeded to the City. The City will also 
be given the existing cul-du-sac at the 
end of Sparrow Drive which is currently 
on private property, but is used as part 
of the City street network. The 
development of these lands wlll see a 
growth in tax revenue for the property. 
Their redevelopment are in the public 
interest. 

The proposed Plan of Subdivision is 
consistent with the surrounding Plans 
of Subdivision and will conform with the 
Official Plan when the Official Plan 
Amendment is approved. 

The lands are within the Urban 
Boundary, have access to municipal 
services, the lands proposed for 
residential development are not 
impacted by any environmental 
constraints, and have no 
contamination issues. As such, the 
lands can be considered to be suitable 
for residential development. 

The lands are accessed via South 
Pelham Road and by Sparrow Drive. 
The internal roadways will be private, 
not public roads. The proposed private 
roads will meet the minimum 
requirements for accessing the site via 
private streets. A Traffic Impact Study 
was completed and it was identified 
that some improvements to South 
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Pelham Road may be required , 
however, those improvements and 
requirements are within the authority of 
the Region. 

The application includes requests for 
amendments to the City's Zoning By­
law to recognize constraints 
associated with the site and shape of 
the property, as well as a number of 
amendments related to interpretation 
for the future. 

Block 1, which will be given to the City 
as part of the registration contains a 
Provincially Significant Wetland and 
any new construction on the property 
will be required to be a minimum of 15 
metres from the wetland boundary. 
No new buildings will be permitted in 
this block. 

As previously identified, the natural 
environment features will be placed in 
a block which will be provided to the 
City for stewardship. 

There is capacity in the existing 
municipal infrastructure to 
accommodate this development. 

The school sites within the City can 
accommodate the additional students. 

Block 1 will be given to the City as they 
are impacted by natural environment 
features. Additional lands that are 
identified as being outside of the 
proposed Plan of Condominium, but 
are still in the ownership of the 
developer will also be dedicated to the 
City. These lands currently contain the 
cul-du-sac at the end of Sparrow Drive. 
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The extent to which the plan's design -
optimizes the available supply, means of 
supplying, efficient use and conservation 
of energy; and, 

The interrelationship between the design 
of the proposed plan of subdivision and 
site plan control matters relating to any 
development on the land, if the land is also 
located within a site plan control area 
designated under subsection 41 (2) of this 
Act. 

Energy conservation measures have 
not been outlined in the plan that has 
been submitted. 

As the property is being developed 
through a Plan of Vacant Land 
Condominium, the developer will be 
required to go through the Site Plan 
Approval process for both the 
townhouse dwellings and the 
condominium apartment block. 

The Provincial Policy Statement (PPS) provides policy direction for all land use within the 
Province. All land use decisions in the Province must be consistent with the policies in 
this document. The PPS encourages development to occur in an orderly and efficient 
manner which takes advantage of existing municipal infrastructure. It encourages 
developments to include a range of housing types to provide options for all residents. It 
also encourages developments to promote active transportation, as well as ensuring 
developments have access to recreational and employment opportunities. The proposed 
development is within an area that has municipal infrastructure (water, sanitary, storm, 
electrical , etc.) and is within close proximity to commercial, recreational, and institutional 
uses. The development proposes a mix of residential housing forms, townhouses and 
apartment units, which is consistent with the policies in the PPS. 

The policies in the PPS speak to protecting the province's natural environment features 
and identified that development and site alteration is not permitted within significant 
wetlands. The policies also identify that prior to any development on lands adjacent to 
those natural environment features, an environmental impact study should be undertaken 
to ensure no negative impact on the environmental features or their functions. An 
Environmental Impact Study (EIS) was undertaken by the applicant to determine any 
impacts the development would have on the adjacent PSW. The EIS identified that with 
the plant buffering proposed and fencing, any negative impacts to the neighbouring PSW 
could be mitigated. This study has been reviewed by the Region of Niagara, Niagara 
Peninsula Conservation Authority, and the City. 

The Places to Grow Growth Plan for the Greater Golden Horseshoe (P2G) identifies that 
this property is within the delineated Built-Up area of the City of Welland. The purpose of 
the P2G is to direct growth and development to serviced areas of municipalities. The P2G 
identifies that a minimum of 50% of all new development should be within a municipality's 
Built-up area by the year 2041. The subject lands are within the Built-Up area, and will 
therefore contribute towards meeting the City's intensification target. The property will 
take advantage of the existing municipal infrastructure and is considered an infilling and 
intensification opportunity. The property is within close proximity to employment, 
institutional and commercial uses which will assist in creating a complete community. As 
proposed, the application meets the intent of the Places to Grow Plan. 

Region of Niagara Official Plan 
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The property is located within the City's Urban Area according to the Region's Official 
Plan . The Region's policies promote growth and development within urban areas that can 
access municipal services. The Region's policies promote the creation of livable and 
walkable communities that are in close proximity to services and community facilities. The 
development will connect to existing municipal infrastructure, and is within walking 
distance to commercial businesses. A Traffic Impact Study has been completed to review 
any impacts that the proposed development will have on Niagara Street. Any 
improvements on this roadway will be at the direction of the Region. 

The subject lands have been identified as having Core Natural Heritage features as 
identified in the Region's Official Plan. The lands are identified to have an Environmental 
Protection Area (EP), a Provincially Significant Wetland (PSW), and a Type 2 Fish Habitat, 
being Drapers Creek which runs along the front of the property. As previously noted, an 
EIS was completed for the property, which reviewed the natural heritage features on the 
property and examined the impact the development would have on these features. The 
EIS has identified that through landscaping and buffering, the impacts on the neighbouring 
PSW can be mitigated, in compliance with Regional policy. The Region has reviewed the 
EIS and has generally been in support of the findings, as well as requesting conditions 
which will ensure that the recommendations of the EIS are implemented. The Region is 
supportive of the City being given the PSW block to ensure that the natural environment 
is protected for the long term . As such, the application meets the intent of the Region's 
Official Plan policies. 

City of Welland Official Plan 
The subject lands are currently designated Low Density Residential, Medium Density 
Residential, Core Natural Heritage, and partially identified as an Intensification Area. The 
request for Official Plan Amendment has been made to re-designate the Low Density 
Residential to Medium Density Residential, and to modify the Core Natural Heritage area 
to be consistent with the Provincially Significant Wetland boundaries as identified by the 
Ministry of Natural Resources and Forestry in 2014. There is also an amendment to the 
Core Natural Heritage area along the front of the property to correctly identify the location 
of the flood elevation associated with Drapers Creek. 

The request to re-designate the Low Density Residential areas of the property to Medium 
Density Residential is to allow for development of this property with the number of 
townhouse units proposed. The density of the proposed development exceeds the 
allowable density in the Low Density designation, but is within the range of density for the 
Medium Density designation at 48 units per hectare. The re-designation was also required 
as the location of the existing Medium Density designation on the property would not 
encompass all of the proposed location of the condominium apartment building . The 
proposed density and housing types are all permitted within the Medium Density 
designation, and are appropriate for the area. The development design provides a 
transition from the single detached dwellings fronting onto Sumbler Road to the apartment 
building fronting onto South Pelham. The apartment building is permitted within the 
Medium Density designation. 

A portion of the lands have been identified as an Intensification Area in the City's Official 
Plan . Intensification areas have been identified due to their location in close proximity to 
services (commercial , institutional, recreation) within the City. The proximity to 
commercial services to the south and east, Maple Park, and the transit route along South 
Pelham Road have made the subject lands a key area for intensification. The proposed 
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condominium apartment building is consistent with the intent of the policies to intensify the 
development on the subject lands. 

The City's Official Plan has policies which provide guidance for infilling and intensification 
projects. These policies encourage a review of the compatibility of the proposed 
development; lot pattern and configuration; accessibility; parking requirements; potential 
for additional traffic; potential for transit ridership; natural and built heritage conservation; 
availability of municipal infrastructure; and residential intensification targets in the Official 
Plan. The proposed development will provide a transition between the single detached 
dwellings along Sumbler Road and further south on Sparrow Drive. The townhouses are 
consistent with the existing townhomes on Sparrow Drive and along Thorold Road. The 
proposed condominium apartment building has been situated to be close to the 
commercial development to the south, further from the existing dwellings to the north. The 
townhomes that are proposed are two storeys, which is consistent with the neighbouring 
residential uses. The lot configuration proposed are standard rectangular lots, which is 
consistent with neighbouring townhomes and single and semi~detached lots. The 
development exceeds the minimum parking requirements in the City's Zoning By-law. 
Two spaces per unit (one in the garage, one in the driveway) for the townhouses and one 
space per unit for the apartment condominium building, as well as visitor parking. 

The requested modifications to the Core Natural Heritage Mapping has been made to 
reflect current information. The requested changes to the mapping to identify the 
boundaries of the PSW on site is due to work completed in 2014 by the Ministry of Natural 
Resources and Forestry. The City's Official Plan permits amendments to the Core Natural 
Heritage mapping where the MNRF has been consulted. As the MNRF identified the 
extents of the PSW in 2014, it is appropriate for the applicant to request the City's mapping 
be refined to reflect the MNRF data. It should be noted that the City would be undertaking 
an update of the mapping of this site as part of the ten year review of our Official Plan, but 
the property owner is choosing to move forward with updating the mapping prior to the 
City's process. The proposed residential development will be constructed outside of the 
PSW, and will maintain a buffer area from the residences. 

The applicant is also requested amendments to the Core Natural Heritage area at the front 
of the property. The flood elevations for the floodplain associated with Drapers Creek was 
provided by the NPCA, and based on surveyor in formation, the floodplain does not extend 
onto the subject property as far as identified in the City's mapping. As such, an 
amendment was requested to align the mapping with the most accurate information 
available. 

The City's policies require that where any development is proposed adjacent to lands 
within the Core Natural Heritage area, an EIS must be completed . Consistent with 
Provincial and Regional policies, the EIS is required to show that there will be no negative 
impacts on the natural environment features as a result of the development. An EIS has 
been completed for the property and has indicated that there will be no negative impacts 
to the neighbouring PSW as a result of the development. 

In reviewing the policies of the City's Official Plan, the proposed condominium 
development meets the intent of the policies. The proposed Official Plan Amendment and 
Zoning By-law Amendment to implement these changes are appropriate. 
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City of Welland Zoning By-law 2017-117 

The subject lands are currently zoned Residential Low Density 2 (RL2), Residential 
Medium Density {RM) , and Environmental Protection Overlay (EP) . The application for 
Zoning By-law Amendment has been made to rezone the developable area to Site Specific 
Residential Multiple, and to modify the EP areas to be consistent with the 2014 MNRF 
wetland mapping and the correct floodplain elevation . The site specific amendments 
requested to the RM zone are: 

- To provide interpretation guidance for setbacks, coverage, and frontage for 
condominium townhomes; 
Provide a definition for Block Townhouse; 

- To measure rear yard setbacks to the dwelling rather than lot lines; 
To allow covered decks and encroachments in the rear yard to a maximum of 3.75 
metres; 
To allow a required parking space to be between the fac;ade of the building and 
the private roadway on a private driveway; 
To eliminate the need for a 0.3 metre increase in width for obstructed parking 
spaces in private garages or in underground parking garages; 

- To allow for a rear yard setback of 5.8 metres, whereas 7.5 metres is required {for 
the condominium apartment building only) ; and, 

- To eliminate the need for a loading space for an apartment building . 

The purpose of many of these proposed amendments is to provide clarification and 
interpretation guidelines for the time of building permit review. Additional amendments 
have been requested to allow for a parking space to be in the front yard in the designated 
driveway to allow for additional parking to be provided. Each townhouse unit will be 
provided with an attached garage for parking , as well as a driveway space for a parking 
spot. The reduction of the width of the parking spots will only apply to spots inside 
garages, as well as spaces within the underground parking garage. 

The requested amendments to the Zoning By-law are appropriate to permit the 
development of the site. 

Public Comments 

Many of the comments that were received were with respect to the PSW and the protection 
of the natural environment. Of interest was the existence of a pipe within the PSW that 
may be connected to City infrastructure, and thereby is removing water from the wetland . 
The City is aware of the pipe, and has been working with the property owner and NPCA 
as to how to most appropriately address the issue. One of the requirements of the 
approval of the Plan of Condominium is that the applicant undertake further environmental 
investigation as to the best way ensure that the pipe is no longer removing water from the 
wetland; either through the removal of the pipe or by plugging it. The City is also requiring 
the applicant to undertake additional calculations and projections to identify how much 
water is being removed from the wetland , and how it will impact the subject and 
surrounding lands. Staff are of the opinion that this is the best way to address the issue 
of the pipe in the wetland, and have worked with the Region of Niagara and the NPCA 
regarding this course of action. Any works that are undertaken to remove or plug the pipe 
in the wetland and addressing any associated impacts will be at the cost of the applicant. 
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Questions have been raised regarding whether the PSW should be reevaluated when the 
pipe is prevented from removing water from the wetland. Questions have also been raised 
as to how the continued supply of water will be provided to the wetland if the overland flow 
of water is stopped through the development. Based on the City's review of the EIS, as 
well as discussions with both the NPCA and the Region, the reevaluation of the wetland 
is not warranted at this time as it would take many years for it to regenerate. In addition 
to this, the information provided in the EIS has identified that there will be a continued 
supply of water to the wetland via over-land flow which will continue to ensure the health 
of the wetland. 

Neighbours to the proposed development have also raised concerns with the compatibility 
and setback of the proposed townhouse units to the residences that front onto Sumbler 
Road. The setback for townhouse dwellings in the RL2 and the RM Zone are both 6 
metres, and if the application for rezoning was not submitted, buildings could be 
constructed at this setback regardless of the zone. The proposed townhouse units will 
meet the minimum rear yard setback in the Zoning By-law, but they have requested an 
amendment to allow for covered rear yard decks to encroach 3.75 metres. Currently, 
uncovered decks are only allowed to encroach. The proposed townhouse dwellings are 
a residential use, which is consistent with the surrounding uses. The townhouses are at 
a higher density than the surrounding dwellings, however, they are proposed to be 
consistent with the height of the houses to the north and south. The townhouses are 
compatible with the existing townhouses to the south, the main difference being the 
townhouses to the south front onto a municipal road rather than a private, condominium 
road. The proposed townhouses are a permitted use in the existing RL2 Zone, and could 
be constructed as of right, however, the design of the proposed development has required 
that applications for Official Plan Amendment and Zoning By-law Amendment be 
submitted. The proposed townhouse dwellings are compatible with the residential 
dwellings surrounding the subject lands. 

Numerous comments were received regarding the traffic along South Pelham Road and 
the traffic impact created by the proposed development. City staff recognize that there 
are currently traffic concerns with South Pelham Road for vehicles as well as pedestrians, 
however, South Pelham Road is currently a Regional Road . The Traffic Impact Study was 
circulated to the Region for their review, and comments were received. Any improvements 
to the roadway are the responsibility of the Region. The Region has indicated that the 
Traffic Impact Study is appropriate and that a road widening is required. The Region has 
not provided any timeline as to when any improvement to South Pelham Road will be 
initiated. 

The applicant has also provided a response to the comments and concerns that were 
raised in the public meeting, as well as agency comments. This response letter has been 
provided as an attachment to this report. 

FINANCIAL CONSIDERATION: 

All costs associated with the development of this site will be the responsibility of the 
developer. 
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OTHER DEPARTMENT IMPLICATIONS: 

City departments and outside agencies were circulated this application for review. Their 
comments have been included in Appendix V. 

SUMMARY AND CONCLUSION: 

The proposal applications for: Official Plan Amendment to redesignate the Low Density 
Residential Area to Medium Density Residential and to amend the Core Natural Heritage 
Areas to be consistent with MNRF mapping and floodplain elevations; Zoning By-law 
Amendment to rezone the developable area to Site Specific Residential Multiple (RM); 
and a Plan of Vacant Land Condominium to develop the lands with 85 townhouse 
condominium units and one four-storey condominium apartment building with 50 
residential units: 

1. Is consistent with Provincial, Regional, and City policies which promote infilling and 
the efficient use of land within the City's Urban Area; 

2. Create a walkable and complete community; 
3. Protects environmental lands from development; and, 
4. Efficiently uses public services and facilities . 

Therefore, Staff recommends that the subject applications be approved to allow for the 
future residential development of these lands. 

ATTACHMENTS: 

Appendix I Location Map 
Appendix II Aerial photo 
Appendix Ill - Draft Plan of Condominium 
Appendix IV - Official Plan Amendment No. 23 
Appendix V Relevant Correspondence 
Appendix VI - Agent's Response to Comments 



--

100Appendix I 

2019-02, OPA 22 and 26CD-14-19003 

,I 
I 
I 
I 
I 
I 
I 
I 

S UM_B_L E_R R.D1---,--..,--r--, 

I 
i---,(/)-•

I 1-~--,01------1 
- I 1------1«= 

-II 1------i~L----+----i 
?i I ~ I -c__~___. 
~ mI ,i·-----1
~ I ~ 
~ I )>\,1_----1----r--r-\..J 

~c~ I ,..._ i..-------1 

It 
~ I 

I 
I 
I 
I 
I -
I 
I 
I 
I 
I 
I-

N 

KEY MAP W+ E 
sEP 

n.t.s

Dec Infrastructure and 
Development Services ~ ~lanning Division~ SUBJECT LANDS 

o•TAIIO • CAIIIAeA Z:V.tAPPING\ZONING KEYMAP l, Sct-iEDVLES\201 9\2019-02, 0PAii: & ht11 u$l 1, 2019 



101
Appendix II 

NAERIAL PHOTO OF 
THE SUBJECT LANDS 

EP 2019-02, OPA 22 and 26CD-14-19003 s 

D 
n.ls 

EC Infrastructure and 
Develooment Se_rvi~f!~ 
~lannmg D1V1s1onSUBJECT LANDS ~ ~~ 

olliTAa.lD • CANA•A 2;\MAPPING\ZONING KEYMAP & SCHE.0ULES'201ll\20l9--02, ~~[).1,i- _ A1JgU51 i. 2019 



-

I 

141i-'"'fl' 4 
I 

-
fl¥"" ' 

fu
s
,-

I 
-

ul/MI', 
11r1,_ I 

A
A

M
 llillll'l'.t 

l lllll......~ 
I 

"""" HIM
'• 

11n.1~ I 
N

IZ
-'I 11(.rflll'• 

G
R

A
FT C

O
N

D
O

M
IN

IU
M

 
,,_

....., 
t11 

l.<IJ
-
~

 
,_ 

n 
<

.O
!'-

IM
'"'• 

• 
Lo

t
-

-,..-;:;;-
.........---

~
~
~
 

•
-

• 
li,t'"""',t 

,_
,_

, 
f■ 

• .,,......, 
,
_

 
-

~
,....,_

.. 
,,..,,,...7 

... 
.,.111/U 

..,.,, 
'" 

aw
aa.o

 
I.T

b
' 

,,. 
fil#A

/1.U
 

1,/IM
' 

-
-
-

u,a,,• 
a

., 
....._ 

.,
_

, 
.
.
 

llW
M

.U
 

. ....... 
,.. 

l"ll'ollC
H

 
f,l'""' 

1;1o 
,u.-.,. 

...,.,,. 
.S

u
tjftfro

li,a
~

•
l'lli,ll..h)',,~

rfl:'11/1/il~
i;rlilrt«&

larl 

~ ,:;.:: '~'.::, ,: ~-= '~. ,: 
1;;:;.: ·~=·

~
 ':.~·~· 

•l=· ~ ~= ';::.:..~: ~= ~::-:. ;;;;; ·= ::. == ti= I1 ~:~flHflP:::.."~~:::7~:fldl. 
1 

'~ ~= ~:;: ,: ~= •-:; 
.,.'! == 

~
 

,
:
 

i:;::;: 
..:::;:· 

~: ~= •:;,:. 
! 

::,:: 
••~: 

~! 
;
:
:
 

''~::. 
,! 

,;:::;: 
•~

 I 
::ircn

1
1

 _
_

1>
111),acar,•1M

1N
#llA

cr. 

_ 
~
 
:
:
 

•~
 

,;: 
1:;,: 

"::,: 
:, 

:::;: 
"':':: 

:,, 
1":;;::,: 

r~:;· 
:
:
:
:
 

u~=-
::,. 

:
:
:
 

n:::: .: 
::: 

u~.,:. 
• 

~
, 

.... I 
a,y•r_

_
_

_
,._

1 : 
~

.M
U

 
rfll1

 _
_

~ 
~ :::::: ·~-,: ~= "::;::.,~; ~= '':::, .: --

·~;;.:; :. :-::: 
,i::;::. 

": ~= 
•-:=.:::~_... 

·;:,-:1.::
0

7 
I 

f 
i.o,-

,•.,.., 
" 

'-1
7

1
'-

T
i.'--

" ~Ill'-,,,.,.,.. 
q 

• 
J.O

'rN
IM

 
r•.n

.,· 
" 

"""""""' 
U

ll.l'IIII 
O

(ll,aD
il'a1.n11u,T

 
,N;U,,...,,-16 

.fiut~
•rl•.,.:JJ?nlr.11'1 

F
l 

p
r
,
/
-

1..1
'"'' 

1
•
 

~
4

/IU
 

1,N
I,,' 

j)., 
-
-

llliln
l' 

-
D

W
-

1,1
.. 

~
• 

M
-

,,._
., 

1h 
Q

111-,iJ"1 
..,._

, 
J'O

l'A
I-M

JA
 

~111'?,
-

j 
I 

~ ~= "':.:.: :, 
1:;::,: 

''::: 
;: 

::::; 
'~'!:, ,: 

Qlll'MM 
,.,_. ,: 

!!: ~-= ; ';;!= 
r~::: 

T
H

E
C

O
R

P
O

R
A

W
N

O
fT

H
E

C
1

T
V

O
F

W
E

L
L

A
N

O
=

I
 

\,__ 
• 

~.,. 
•~

· 
~ 

1:;;:: 
•~

 
}:_ 1== "~:. .~: 

"
''"

'' 
:
.
 ~= •~, 

~ 
~
~
 '~-

L
A

N
D

 U
S

E
 S

C
H

E
D

U
L

E
D

'l!'.-c
.i 

1&
H

'fl 
11-tr 

1,1<,N
T,A

ID
CK

JI 
a

/!' U
tffl'S ,lR

~h41) A
R

cA
(:l) 

r-
-1 

-
" ,-·-

• 
...,. • 

" ·~-
,._, • 1--·-·-

I ..-11 
------

1. ... .,-
.-

-I 
I 

.. 
.
,.... 

' " 
_

..
.
.A

 
, ,, .

.. 
U

t 
,..IIIJ

A
 

• .,...., 
""" 

,
.
,
.
.
_

 
u ...· 

.,., 
ow..... 

1.11,,1• 
,
.
 
-
-

..,.., 
' 

a
o

c
x

-
~R' 

'l"
T

,-1
1

:1
 

D
 

• 
W

•
 

1111.n 
1___} 

,. 
~

'"
-

I 
'fJI.Jilao· 

~
• 

r.,,r.-..i. 
,_

,. 
• 

u
rr ....,.;,. 

,...,_,,,, 
... 

--
·
-

.., 
tor....... 

m
:n

.i' 
"' 

\.,A..,. 
rn

llro
 

Jl'llllffljfloll'" 
..-t 1.11 I 

DO 
-ea, 

,u,~
c-.n1 

1 
IM

•I 
C

,-33 
;
:
·
 

•
;
 
:
:
:
 

,
,
:
:
:
 

; 
:
:
:
:
 

,
.
:
:

· 
'"

; 
"
"
~

 
'·n:· 

':: 
::: n:.::: •: ::: r~:: / ~~ =.:Dt-

~
 ', .. 

--
-
-

1.-,~
 

3
U

I-
,
.
.
.
 

N
o 
-
-

_,...., 
71'• 

.
.
.
.
.
.
 

..,.. 
"
'
 

ti,W
-

,.,.,,,, .,., 
---

u..... 
,... 

T0T,o,i. 
i! 

1
l~

 
4.~

2
 

\0
0

.'CIO

··:-;::1 ;~-1~: I u~=:11..:-1==: I ·~::u :~-r::: I u::::a-.:7
-:;: I ":::.1 ~: 

ctV
rLD

l'.lella: 
,(q

[A
. -

2.f!'1~11 
{D

:Q
W

IJIIM
~ W

D
I.N

«l) 
KE:1 

IJEVELDPHi.1.1: bC
N

Sl'IY -
47.09 iinltll/hd 

L
E

G
A

L
 D

ES
C

R
IP

T
IO

N
 

(M
~tilh) (001) """' 

..,,.,-" 
~

A
R

T
 O

F
 L

O
T

 I, t:O
H

C
E

i-~
/0/,I 11 

!II ,~~lt 1,t c I
~ 
!
I
~

~
 

T
O

W
N

S
H

I!' O
F

 P
E

l.H
A

M
 

IN
 TH

E
 C

l'N
 O

ts W
E

U
JIN

D
 

A
E

C
JD

 N
A

t. M
U

N
IC

IP
A

L
IT

Y
 O

F
 N

IA
 C

 A
R

A
,., 

I 
I 

T
M

IS
S

O
IE

[II.I.[ _
_

 

r
-
-
-
-
-

-
-
-
-
-
-
-
-

-,1 
to 

,G
ro

,jE
M

T
 i,m

ro

/ ' 
(.,...-----\ 

O
W

N
E

R
'S

 C
E

R
T

IF
IC

A
T

E
. 

l)~
l~

I: 
'fl-jE

 
IC

lC
JW

N
O

l, 
l}iC

A
a

rt'
-

\ 
I 

\ 
~111'1-ICl~cr:e 

~
O

r
i,

 C
O

N
5V

lTN
fTI 1t1

A
,J

,.,., 
-
-

-
..../ 

F'AO
'A

R
£ AN

b 
'fl-jlS

~
F

'IJ
.J

IC
~

V
,l,C

M
T

I 
/ 

I.M
C

 
eoN

 
'JO

niE
:C

IT
"t'C

f"'M
:U

JiH
D

 
N

m
 'lH

E
 erro

r '#D
J. 

N
'F

'~
'°'-

~-
/ 

I 

J_
u

~
,o

~
;/ r~-~, 

( 
'L

 
"'" 

~ 
/ 

I 
\ 

\ 
."

-

9 
\\ 

\_
 

-...
• 

I 
-
,
 

~
, 

I H
EA

£8"1' 
C

C
l'flm

 Tt'11t '!H
E 

BO
lJN

O
ltRIES 

~
 

' 
'll1C 

l.M
\t.lSTO

 
0£Sl.lD

D
M

C
tr.A

A
t'

\ 
\ 

'-.. 
l 

' I 
CO

R/lCCTl,-
~!sO

W
!f. 

I 
\1

 
/ 

) 
,, ie

l\ 
l1 

1 
~,,.u......,.,_ 

~
,. 1o!!.20U

I' 
W

ILilllM
 

,._ 
~
~

. q
,u

;. 

J:. ( 
I 

~
-

\
)
 

I 
'\_

\ 
( 

I 
-

"'· 
,.... __ ... .!!,-"'----,

4., 
\ 

J>t 
I 

\ \
L

G~-)._ 
I

, 
\ 

fJ ....,. 
-~1 

e,\."-~' 
\ 

I, 
...........-......... ,_ 

....,A
·~

 
l"

lc
 

1'\ 
I 

~
 y 

:;"j r
/
-
~

 
I 

-
-
.
_

~
 

\•' 
"
~

/
Y

 
(.,_";,'tV

 
,i'" -· .... ..... ..L\ 

-•"'1 \\
Y

 i\... '?>~ -~1-1-<,, 
_ 

I 
\ 

"l;\1 11 
::; : 

El
,s-' 

\) 
: 

',,\ 
'--, '-

, 
I 

I 
\ 

c:=1 
U

N
ITZl'S"

~ 
"'--~J 

)
~~~-;= 

I 

C
ll'R

.-
-
1

1
>

 ..... ...., 
'" 

-, 
; J 

, _____
_,,..-........_, ___.,,,...."'.....~

-
~

"
"
-

~.......,..,,....."'......... ___,.,..-
~
 

!l~
':i14'1C

l" 
C

 

""·"~\ 
\ 

~
 --

-==-
_

.._
 _

_
..., 

l,ll?
l.2

0
~

m
 

-~--V
\ /

1~
i,ro~·oo":~ 

~
-
i-

~
.r

-
-
_

 
·~

:~
"'!:'"'

F
oif'A

iC
 

r
~

,
..... ___ ,

IA
V

E
N

U
£ 

.t;ljr
,:ir

,~
:r

i-
~

--..·-=-1 
1·~::.1 

B
L

O
C

K
~:2,\

r
-
-

~ 
~
~
-
~.........._,,,,,.,,,....,,...___..,,,~-~-;.----~·-..._-

l-
+

-
-
-
-
-
-
-
-
-
+

-
-
-
1

-
-
-
<

 
~

~
'w

i!·~
..:J

.'\..i...i
i
i
i
?
~

~
~

'o
l
'~

.r
d

"
"
"
~

'W
l111..,.._

a
,...,1

-W
J
.~

~
~

IP
'I 

S
O

U
T

H
W

O
O

D
$

 
W

a
l.A

N
D

~
ciim

"IT
II 

I II·=r~~~==~--·--·-..-~---·-
.. 

~
 

.....P
E

R
 ~

 
·--

D
R

A
F

T
 P

L
A

N
 O

F
 V

A
C

A
N

T
 L

A
IYD

 C
D

N
D

D
I 

-
c
:
:
:
-

,I 
-

11m·:;··1:w 
~
~
,
~
 

e-~ 
-
~

-
-
-
~

~
~"·.,•-11-

-
-

102



103Apepndix IV 

AMENDMENT NO. 22 

to the 

OFFICIAL PLAN 

of the 

CORPORATION OF THE CITY OF WELLAND 

January 21, 2020 
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THE CORPORATION OF THE CITY OF WELLAND 
BY-LAW NUMBER 2020-

A BY-LAW TO AUTHORIZE THE ADOPTION 
OF OFFICIAL PLAN AMENDMENT NO. 22 

WHEREAS the Official Plan of the Corporation of the City of Welland was adopted 
by the City of Welland on May 4, 2010. 

AND WHEREAS the Regional Municipality of Niagara gave partial approval to the 
Official Plan on October 21, 2011. 

AND WHEREAS the Ontario Municipal Board gave partial approval to the Official 
Plan on June 24, 2014. 

AND WHEREAS the Council of the Corporation of the City of Welland deems it 
expedient to amend the Official Plan . 

AND WHEREAS the Regional Municipality of Niagara is the approval authority for 
Amendments to the Official Plan of the Corporation of the City of Welland. 

AND WHEREAS the Regional Municipality of Niagara has exempted Official Plan 
Amendment No. 22 to the Official Plan of the Corporation of the City of Welland from 
approval in accordance with the Memorandum of Understanding between the Regional 
Municipality of Niagara and the Corporation of the City of Welland. 

NOW THEREFORE THE MUNICIPAL COUNCIL OF THE CORPORATION OF 
THE CITY OF WELLAND ENACTS AS FOLLOWS: 

1. That the Corporation of the City of Welland hereby adopts and approves Official Plan 
Amendment No. 22 for the Corporation of the City of Welland. 

2. That Staff is hereby authorized and directed to give Notice of Council's adoption of 
Amendment No. 22 to the Official Plan of the Corporation of the City of Welland in 
accordance with Section 17(23) of the Planning Act. 

READ A FIRST, SECOND AND THIRD TIME AND PASSED BY COUNCIL THIS 
21st DAY OF JANUARY, 2020. 

MAYOR 

CLERK 
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Amendment No. 22 

to the 

Official Plan 

of the 

Corporation of the City of Welland 

This Amendment to the Official Plan for the City of Welland, which was 

adopted by the Council of the Corporation of the City of Welland on January 

21, 2020 and to which no appeal was filed, came into effect on pursuant to 

Section 17 and 21 of the Planning Act, R.S.O. 1990, Chapter P.13, as 

amended. 

Date: .................... . 

GRANT MUNDAY, B.A.A. 
MANAGER OF DEVELOPMENT APPROVALS 

INFRASTRUCTURE AND DEVELOPMENT SERVICES 
THE CORPORATION OF THE CITY OF WELLAND 
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PART A - THE PREAMBLE (This does not constitute part of the 
Amendment) 

TITLE AND COMPONENTS 

This document, when approved in accordance with the Planning Act, shall be known as 
Amendment No. 22 to the Official Plan of the Corporation of the City of Welland. 

Part "A", the Preamble, does not constitute part of this Amendment. 

Part "B", the Amendment, consists of the map and text changes. 

Part "C", the Appendices, which does not constitute part of this Amendment, contains the 
background data, planning considerations and public involvement associated with this 
Amendment. 

PURPOSE OF THE AMENDMENT 
The purpose of Official Plan Amendment No. 2 is to redesignate the lands shown on 
attached Schedule "A" from Low Density Residential, Medium Density Residential, and Core 
Natural Heritage to Medium Density Residential and Core Natural Heritage. The purpose 
of the Amendment is to allow for the residential development of the lands with 85 townhouse 
condominium units and one four-storey condominium apartment building with 50 residential 
units and one environmentally protected block. The lands are also subject to an application 
for Zoning By-law Amendment (File No. 2019-02) and Draft Plan of Vacant Land 
Condominium (File No. 26CD-14-19003). 

LOCATION 
The lands are located on the west side South Pelham Road, south of Sumbler Road, east 
of the Welland Urban Area Boundary, and north Thorold Road and at the ends of Sparrow 
Drive and Foxtail Ave and are known municipally as 633 South Pelham Road. The subject 
lands have an approximate land area of 4.542 hectares. 

BASIS 
The subject lands are within the urban area boundary for the City of Welland and currently 
designated Low Density Residential, Medium Density Residential, Core Natural Heritage 
System, and Environmental Protection Area. A proposal has been put forth to use a portion 
of the lands (2.867 hectares) for a residential vacant land condominium. There is an existing 
Provincially Significant Wetland (1.675 hectares) on the property that will be transferred to 
the City of Welland. 
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PART B - THE AMENDMENT 

All of the Amendment entitled PART B - THE AMENDMENT, consisting of the following 
Policies and the map referred to as Schedule "A" - Land Use Plan and Policies, constitutes 
Amendment No. 22 to the Official Plan of the Corporation of the City of Welland. 

MAP CHANGES 

1. Schedule B, Land Use Map, is hereby amended by re-designating lands identified as 
Block 1 from being Low Density Residential, Medium Density Residential, and Core 
Natural Heritage to Medium Density Residential and Core Natural Heritage as shown 
on Schedule 'A' attached hereto. 

TEXT CHANGES 

There are no text changes required. 
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SCHEDULE "A" LAND USE PLAN 
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PART C - THE APPENDICES 

The following appendices do not constitute part of Amendment No. 22 to the Official Plan of 
the Corporation of the City of Welland, but are included only as information supporting the 
amendment. 

APPENDIX I Affidavit 

APPENDIX II Notice of Adoption 

APPENDIX Ill Minutes of Public Meeting 

APPENDIX IV Staff Report 

APPENDIX V Council Resolution (Certified) 
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APPENDIX/ AFFIDAVIT 

IN THE MATIER OF SECTION 7, ONTARIO 
REGULATION 543/06 

AND 

IN THE MATTER OF THE ADOPTION OF 
OFFICIAL PLAN AMENDMENT NO. 22 BY BY­
LAW 2020- PASSED BY COUNCIL OF THE 
CORPORATION OF THE CITY OF WELLAND 
ON JANUARY 21, 2020 

I, Grant Munday of the City of Welland in the Regional Municipality of Niagara, make 
oath and say as follows: 

1. I am the Manager of Development Approvals, Infrastructure and Development 
Services of the Corporation of the City of Welland. 

2. That in accordance with Section 17(15) of The Planning Act, as amended and 
Section 3 of Ontario Regulation 543/06, Notice of the Public Meeting was published 
in the Welland Tribune on Thursday, August 8, 2019. I hereby certify that the required 
Public Meeting was held on Tuesday, September 17, 2019 by the Council of the 
Corporation of the City of Welland. 

3. A list of all persons or public bodies which made oral submissions at the Public 
Meeting is attached as Schedule "A" to this Affidavit. 

4. That in accordance with Section 17(23) of The Planning Act, as amended, and 
Ontario Regulation 543/06, the requirements for the giving of Notice of Adoption of 
the Amendment have been complied with. 

5. That in accordance with Section 7(7) of Ontario Regulation 543/06, the decision of 
Council is consistent with the Policy Statements issued under sub-Section 3(1) of the 
Act and conforms to any applicable Provincial Plan or Plans. 

Sworn before me at the City of Welland 
in the Regional Municipality of Niagara, 
this Xth day of February, 2020. 
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SCHEDULE "A" TO APPENDIX 1 - AFFIDAVIT 

List of individuals who made oral submission at the Statutory Public Meeting conducted 
September 17, 2019 concerning Amendment No. 22 to the Official Plan of the 
Corporation of the City of Welland . 

Craig Rohe, Upper Canada Consultants spoke in support to the Application. 

Liz Benneian and John Marchio spoke in opposition to the Application. 
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APPENDIX II NOTICE OF ADOPTION 

CITY OF WELLAND 
NOTICE OF ADOPTION OF 

AMENDMENT NO. 22 TO THE 
OFFICIAL PLAN OF THE CORPORATION OF THE CITY OF WELLAND 

Take notice that the Council of the Corporation of the City of Welland passed By-law 
2020-, being a By-law to adopt Amendment No. 22 to the Official Plan on January 21, 2020 
under Section 17(23) of The Planning Act, as amended. 

The Purpose of Amendment No. 22 is to redesignate the property from Low Density 
Residential, Medium Density Residential and Core Natural Heritage Area to Medium Density 
Residential and Core Natural Heritage Area. 

The Effect of the redesignation is to allow for the future development the property for 
residential purposes, and to contain environmental features within a block that will be 
dedicated to the City. 

Pursuant to Section 17(23.1 )(a) of the Planning Act, as amended, City Council took 
into consideration all written and oral presentations made to it before rendering a decision. 

Any person or agency may appeal, to the Local Planning Appeal Tribunal, in respect 
to the Amendment to the Official Plan by filing with the Clerk of the City of Welland, no later 
than February, 2020, a notice of appeal setting out the specific part of the proposed 
Amendment to the Official Plan to which the appeal applies, set out the reasons for the 
appeal and be accompanied by the fee prescribed under the Local Planning Appeal Tribunal 
Act in the amount of $300.00 payable by certified cheque to the Minister of Finance, 
Province of Ontario. 

The proposed Amendment to the Official Plan is exempt from approval by the 
Regional Municipality of Niagara and the Decision of Council is final if a notice of appeal is 
not received on or before the last day for filing a notice of appeal. 

Only individuals, Corporations or public bodies may appeal a Decision of the 
municipality to the Local Planning Appeal Tribunal. A notice of appeal may not be filed by 
an unincorporated Association or Group. However, a notice of appeal may be filed in the 
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name of an individual who is a member of the Association or the Group on its behalf. 

No person or public body shall be added as a party to the hearing of the appeal 
unless, before the Plan was adopted, the person or public body made oral submissions at 
a Public Meeting or written submissions to the Council or, in the opinion of the Local Planning 
Appeal Tribunal, there are reasonable grounds to add the person or public body as a party. 

The land to which this proposed Amendment to the Official Plan applies is also the 
subject of a Zoning By-law Amendment (File No. 2019-021) and Draft Plan of Vacant Land 
Condominium (File No. 26CD-14-19003). 

A copy of the Amendment and Staff Report are available for inspection by the public 
as of January 21, 2020 at Infrastructure and Development Services - Planning Division, 60 
East Main Street, Welland during regular office hours. 

Dated at the City of Welland this Xth day of January, ,2020. 

GRANT MUNDAY, 8.A.A., MCIP, RPP 
MANAGER OF DEVELOPMENT APPROVALS 

INFRASTRUCTURE AND DEVELOPMENT SERVICES 
OF THE CORPORATION OF THE CITY OF WELLAND 
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APPENDIX Ill MINUTES OF PUBLIC MEETING -
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APPENDIX IV STAFF REPORT 
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APPEND/XV COUNCIL RESOLUTION 
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Niagara9/IJ Region 

Planning and Development Services 
1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7 
905-980-6000 Toll-free: 1-800-263-7215 

Via Email Only 

September 11, 2019 

File No.: D.11 .11 . C D-1 9-014 
0.10.11.0PA-19-021 
D.18.11.ZA-19-103 

Ms. Rachelle Larocque, MCIP, RPP 
Planning Supervisor 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street 
Welland, ON 
L3B 3X4 

Dear Ms. Larocque: 

Re: Regional and Provincial Review Comments 
Draft Plan of Condominium, Official Plan and Zoning By-law Amendments 
Agent: Upper Canada Consultants 
Owner: Mountainview Developments Inc. 
Southwoods - 633 South Pelham Road 
City of Welland 

Regional Planning and Development Services staff has reviewed the application and 
supporting studies submitted by Upper Canada Consultants on behalf of Mountainview 
Developments lnc. for a Plan of Condominium at 633 South Pelham Road in the City of 
Welland . Regional staff notes that applications for an Official Plan Amendment and a 
Zoning By-law Amendment have been submitted concurrently with the Draft Plan of 
Condominium application . Pre-consultation meetings with the applicant's Planning 
Consultant were held for this proposed development on June 7, 2018 and October 4, 
2018 with City, Regional and Niagara Peninsula Conservation Authority (NPCA) staff in 
attendance. 

The purpose of the Official Plan Amendment is to redesignate the portion of the 
property designated as Low Density Residential to a Medium Density Residential 
designation. Changes to the Natural Heritage Area mapping are proposed to provide 
consistency with the Provincially Significant Wetland boundaries as identified by the 
Ministry of Natural Resources and Forestry in 2014, as well as align with Niagara 

Page 1 of 14 
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Peninsula Conservation Authority floodplain mapping. The lands are also the subject of 
a concurrent Zoning By-law Amendment for modified lot standards and Draft Plan of 
Vacant Land Condominium to facilitate the development of the property with 85 
townhouse condominium units and one four storey condominium apartment building 
with 50 residential units. 

As outlined below, Regional staff is generally supportive of the proposed development 
in principle and provides the following comments to execute Regional Council's 
Strategic Priority to Do Business Differently. By commenting on conformity with 
Provincial and Regional policy, the Region maintains accountability to the public and 
improves transparency, and aims to assist the City in their consideration of these 
applications from a Provincial and Regional perspective . 

Provincial and Regional Policies 

The subject lands are located within a Settlement Area under the Provincial Policy 
Statement (PPS) and Delineated Built-Up Area under A Place to Grow, Growth Plan for 
the Greater Golden Horseshoe (Growth Plan). Further, the Regional Official Plan (ROP) 
designates the subject lands Urban Built-Up Area. 

The PPS and Growth Plan direct growth and intensification to the settlement area and 
delineated built-up areas to build upon the existing servicing, infrastructure, and public 
service facilities. An emphasis is placed on intensification and infill to foster the 
development of complete communities that have a mix of diverse land uses and range 
of housing options for the current and future population . Per the ROP, urban areas are 
to be the focus of residential and employment intensification over the long term , to 
ensure efficient use of serviced lands. 

Regional staff notes that the proposed condominium will provide for infill development 
and is considered as residential intensification within the built-up area, which will make 
more efficient use of designated urban land and existing services and contribute toward 
the City achieving the annual 40% residential intensification targets. This development, 
therefore, generally conforms with and is consistent with Provincial and Regional growth 
management policy directions . 

Archaeological Resources 

Based on the Provincial Criteria for Assessing Archaeological Potential, this site 
appears to exhibit a low potential for the discovery of archaeological remains . As such, 
an archaeological assessment was not warranted. 

Nevertheless, it is suggested that a clause be included in the condominium agreement 
advising that construction activities must cease should any deeply buried archaeological 
material be encountered during construction. An appropriate condition has been 
included in the attached Appendix. 

Page 2 of 14 
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Natural Heritage 

An Environmental Impact Study (EIS) prepared by Beacon Environmental (dated July 
2019) was submitted in support of the proposed development application as required by 
Regional Official Plan policies. The purpose of the EIS was to demonstrate that over the 
long-term there will be no negative impacts to the Core Natural Heritage System 
(CNHS) components identified on or adjacent to the property. Specifically, these include 
an Environmental Protection Area (EPA) associated with portions of the Draper's Creek 
Provincially Significant Wetland (PSW) Complex, an Environmental Conservation Area 
(ECA) associated with Significant Woodland located immediately to the west, and 
Draper's Creek, which is identified as Important (Type 2) Fish Habitat, located along 
South Pelham Road immediately to the east. 

Regional Environmental Planning staff have reviewed the EIS and identified some minor 
discrepancies with regards to the information provided as noted below. However, staff 
are generally in agreement that the proposed development can be accommodated 
without negative impact to the Region's CNHS, provided additional potential wetland 
impacts are assessed and specific mitigation measures are implemented. Conditions of 
approval are recommended below to facilitate the implementation of such measures. 

Provincially Significant Wetland 

The PSW boundary identified in the EIS matches the Region's CNHS mapping which 
was updated to reflect the revised boundary as staked and surveyed by the Ministry of 
Natural Resources and Forestry (MNRF). The EIS also provides an adequate rationale 
for the proposed 15 m PSW buffer and recommends a Buffer Planting Plan to increase 
its protective function, as well as installation of chain link fencing along the buffer 
boundary. However, it is not clear if the "preliminary" analysis completed as part of the 
Wetland Surface Water Flow Assessment assessed the post-development conditions 
with or without existing infrastructure, which is currently understood to be located within 
the PSW and assists with wetland drainage. Through discussions with City staff, it is 
further understood that the City may wish this infrastructure to be removed or capped 
prior to the transfer of Block 1, but the EIS does not assess how this work may impact 
the wetland and post-development conditions. As such, it is recommended that prior to 
the City assuming ownership of Block 1, an updated analysis/assessment be submitted 
that confirms any existing infrastructure and potential changes to the wetland/water 
levels can be dealt with, without negatively impacting the wetland. 

In addition, it is unclear how Unit 36, the proposed roadways adjacent to Units 36 and 
37, and the stormwater management pond will be constructed without encroaching into 
the PSW buffer. This potential issue should also be addressed as part of the additional 
submission. 

Significant Woodland 

Page 3 of 14 
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The EIS notes that the "adjacent lands woodlot" (pg.16) located along the western 
boundary of the subject lands does not meet significance criteria and is not identified as 
ECA. However, this woodland is in fact identified as Significant Woodland in the 
Region's CNHS mapping, and has also recently been mapped as part of the Growth 
Plan (2019) Provincial Natural Heritage System. Nonetheless, this woodland will not be 
impacted by the proposed development as it lies west of the protected PSW. 

Species at Risk 

The EIS notes that no Species at Risk (SAR) or rare species were found to occur. The 
EIS refers to correspondence from the MNRF, but no correspondence was included 
either from the MNRF or the Ministry of Environment, Conservation and Parks (MECP) 
which is now responsible for SAR. This correspondence should be provided, and in the 
absence of formal MECP correspondence, the applicant should be advised to do their 
due diligence prior to any works onsite to ensure they are not in contravention of the 
Endangered Species Act. 

Fish Habitat 

The EIS notes the need for a Fisheries and Oceans Canada (DFO) Project Review for 
the proposed culvert works and channel realignment at Draper's Creek. It also notes 
that DFO will likely provide a Letter of Advice and identify specific habitat enhancement 
measures to ensure no serious harm to fish or fish habitat (pg.28). This correspondence 
should be provided for Regional review in parallel with the Niagara Peninsula 
Conservation Authority (NPCA) permit process. 

Please note that the NPCA continues to be responsible for the review and comment on 
planning applications related to their regulated features, including the PSW and 
Draper's Creek. As such, the NPCA should continue to be consulted with respect to any 
requirements under NPCA Regulations. 

Stormwater Management 

The Niagara Region staff has reviewed the Preliminary Stormwater Management Plan 
Southwoods, City of Welland (dated June 2019). Based on the available information, 
the Region notes that the development will not drain to the PSW. The Region has no 
objection in principal to the proposed stormwater management (SWM) plan. However, 
the Region requires further technical details to ensure the proposed SWM facilities are 
sufficient to achieve the targets and can be accommodated appropriately in the site 
plan. The Region's stormwater management requirements along with the Region's 
review comments are listed below: 

1) The Region will require that all stormwater runoff be captured and treated to a 
Normal standard prior to discharge from the site. 

Page 4 of 14 
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a. The Region has no objection in principal to the proposal of installation an 
end-of-pipe oil-grit separator (OGS) to meet the requirement. The Region 
requires the followings details: 

i. The SWM report Section 5.2 outlines that the proposed Hydroworks 
HG6 will provide 71.9% TSS overall removal and capture 94.0% of 
the stormwater flows. In accordance with the MECP's SWM 
Planning & Design Manual Section 4.6 .8 Technical Effectiveness, 
the average efficiency of the proposed unit is 67.6%=(94% of the 
runoff volume x71.9% TSS removal efficiency)+(6% of the 
volume+0o/o efficiency). Please confirm the proposed OGS can 
achieve the required 70% TSS removal. 

ii. The Region requires a servicing drawing showing the OGS 
location. In order to avoid backwater affecting the operation, the 
Region requires the OGS be at the downstream of the flow control 
structure and within the property limit. 

iii. Please clarify if flows from catchment A 16 (abut west of South 
Pelham Road) will be captured and treated via the OGS. The future 
land use includes 21 parking stalls and the access road. 

2) The Region will require that all stormwater runoff proposed to discharge into the 
PSW be treated to an Enhanced standard. 

a. Based on the available information, the Region notes that the proposed 
development will not drain into the PSW. Should the drainage proposal not 
change, the Region has no additional requirement of water quality 
treatment. 

b. The Region requires an Erosion and Sediment Control (ESC) plan 
drawing to ensure the construction will not affect the PSW. 

3) The Region will require that all post development peak stormwater flows be 
attenuated to pre-development levels for up to and including the 100 year return 
period storm event prior to discharge from the site. 

a. The Region notes that the proposed SWM plan consists of the Lot and 
Conveyance Controls and flow attenuation measures (i.e. a dry pond and 
two underground storage facilities). Flows will surcharge to the storage 
facilities. The grading and servicing design should ensure backwater not 
surcharge to the ground. 

b. The Region requires the following be addressed: 
i. The SWM report indicate the storm event of storm sewer design 

and include the design sheet. 
ii. Include the drawing to demonstrate that the outflow control 

structure is consistent with the requirements of the hydrologic 
analyses. 

iii. Include a modeling scenario of a 24-hour design storm with SCS 
distribution to demonstrate that the proposed SWM storages are 
sufficient. 
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iv. Confirm Manning's n=0.25 for pervious area used in the hydrology 
modelling. Is the value too high to represent the pre-development 
and particularly the post-development conditions? 

v. Update Figure 3 to reflect the latest site plan and note the 
catchment of outflow uncontrolled. The 28.6% imperviousness of 
catchment A16 seems underestimated given the hard surfaces of 
the proposed land use. 

vi. Erosion potential of the dry pond ditch inlet would be high due to 
the frequency of flow entering and exiting. Section 5.3 SWM Facility 
Maintenance should indicate the inspection and remediation 
measures if the ditch was eroded. 

vii. Section 5.3 should indicate that the orifices at control structure 
should not be removed at any time. Revise first paragraph of 
section 5.3.1 . The "the upstream oil/grit separator" is incorrect. 

4) In order to mitigate the impacts of erosion on the receiving watercourse (Draper's 
Creek), the Region will require that stormwater runoff from the 25mm design 
storm event be captured and released over a period of 24 hours. 

a. The Region requires a calculation of drawdown time based on Equation 
4.10 of the MECP's Design Manual to confirm if this criterion is met. 

5) Prior to construction, the Region will require that detailed grading, storm 
servicing, stormwater management, and construction sediment control drawings 
be circulated to this office for review and approval. 

a. The Region requires the engineering drawings be submitted to the office 
for review. 

The Region requires a finalized SWM report associated with a letter indicating how each 
comment is addressed. The Region notes that a new culvert crossing Drapers Creek is 
to be installed. This proposal is subject to the NPCA's approval as it will alter the 
Regulatory floodplain. 

Regional Road Allowance 

The subject property has frontage along Regional Road 36 (South Pelham Road). This 
section of road has a substandard road allowance of approximately 20.1 meters. The 
designated road allowance is 26.2 meters as identified in the Regional Official Plan. 

Therefore, the applicant is required to gratuitously grant the following widening to the 
Region : 

A 3.05 meter widening across the frontage of the subject property. This is in order to 
achieve 13.1 meters from the original centerline of this road section . The actual width of 
the required widening must be confirmed by an Ontario Land Surveyor. 
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• A 4.5 x 4.5 metre daylight triangle at the any intersection onto Regional Road 36 
(South Pelham Road). 

Region staff have reviewed the 'Site Plan for Zoning Only', prepared by Upper Canada 
Consultants (dated July 16, 2019) and note that the required road widening is shown on 
the plan. 

The requested widening is to be conveyed free and clear of any mortgages, liens or 
other encumbrances, and is to be described by Reference Plan. The widening portion of 
the Plan will be the responsibility of the owner to order. The cost of providing this plan 
will be the full responsibility of the applicant. The applicant will arrange for the land 
surveyor for the property to submit the preliminary undeposited survey plan along with 
all related documents to Regional Surveys staff for approval. Regional Surveys staff will 
advise the land surveyor of any required revisions to the plan. Once the plan is 
deposited and the transfer registered, the Region will clear the applicable condition. 

Should the applicant have any questions, please direct them to contact the individuals 
listed below: 

Norma Price, Law Clerk, 905-980-6000 extension 3339. 
E-mail norma.price@niagararegion.ca 
(Inquiries -specific to the transfer of property to the Region) 

Normans Taurins, Manager, Surveys & Property Information, 905-980-6000 
extension 3325, E-mail: normans.taurins@Jniagararegion.ca 

Traffic Impact Study 

Regional Transportation staff have reviewed the Traffic Impact Study (TIS) prepared for 
Southwoods Estates in the City of Welland by Paradigm Transportation Solutions 
Limited (PTSL) (dated July 2019) and offers the following comments. 

Within Section 5.1 Auxiliary Left-Turn Lanes, PTSL identifies that the northbound left­
turn traffic volumes on South Pelham Road at Street A, in combination with the 
opposing and advancing traffic volumes, warrant the implementation of a northbound 
left-turn lane with a storage length of 15 metres. Within Figure 5.1 Functional Design -
Northbound Left-Turn Lane at Street A, PTSL illustrates a 3.20 metre wide left-turn lane 
comprised of a 15.00 metre storage lane and a 24.01 metre taper lane; the taper is 
divided between the northbound and southbound lanes. Given the proximity of the 
proposed road widening to Draper's Creek, PTSL is recommending that Niagara Region 
consider undertaking a Schedule C Municipal Class Environmental Assessment 
(MCEA) in order to accommodate the road widening. 

Niagara Region has reviewed the requirement for the left-turn lane. The left-turn lane 
warrant is well below the MTO requirement with a limited number of left-turns during the 
peak hour analyses. As noted in the report, additional lanes (widening) of the road 

Page 7 of 14 



125

CD--f 9-014 
September -J 1, 2019 

platform may affect Draper's Creek which is located on the west side of South Pelham 
Road. Regional staff would ask that the TIS be amended to provide an additional review 
of the need for a left-turn lane in this situation. If the additional analysis determines that 
the left-turn lane is not warranted, then the Region will require that the Consultant 
provide a solution to ensure that northbound through vehicles are not physically 
permitted to pass the northbound left-turning vehicles via the roadway shoulder. 
Furthermore, the recommendation for Niagara Region to consider a Schedule C MCEA 
should be removed. It is the responsibility of the Developer and their Consultants to 
quantify the impacts of required improvements associated with the development. 

Regional Permit Requirements 

Prior to any construction or entrance construction taking place within the Regional road 
allowance, a Regional Construction and Entrance Permit must be obtained from the 
Transportation Services Division, Public Works Department. 

Permit applications can be made through the following link: 
http://niagararegion.ca/living/roads/permits/default.aspx 

Waste Collection 

Niagara Region provides curbside waste and recycling collection for developments that 
meet the requirements of Niagara Region's Waste Collection Policy. The subject 
property is eligible to receive Regional curbside waste and recycling collection provided 
that the owner bring the waste and recycling to the curbside on the designated pick up 
day, and that the following limits are not exceeded : 

For the 50 Unit Apartment Building: 

• No limit blue/grey containers; 
• No limit green containers; and, 
• 1 garbage container per unit to a maximum of 12 containers 

It is highly unlikely that the curbside waste collection limits will be met for this 50-unit 
apartment building. However, this site is eligible for Enhanced (front end bin) Collection 
Services provided that apartment building be developed as a condominium and that the 
development complies with the Region's Waste Collection Policy. Approval by the City 
of Welland is also required to receive the enhanced service. Please note that, if 
enhanced collection is approved by the City, the applicant must participate in both 
garbage and recycling collection. 

Region staff have reviewed the 'Site Plan for Zoning Only', prepared by Upper Canada 
Consultants (dated July 16, 2019) and note the provision of a 'Waste Bin" located to the 
west of the 4-storey, 50-unit apartment building. If the owner/developer does not intend 
to utilize enhanced collection services or if the City is not agreeable with this 
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arrangement, then waste collection will be the responsibility of the owner through a 
private contractor. 

Waste collection for this development will be determined during the future site plan 
process. 

For Townhouse Units: 
• No limit blue/grey containers; 
• No limit green containers; and, 
• 1 garbage container per unit. 

Condominium townhouse developments are able to receive internal curbside waste 
collection through the Region provided the developer/owner complies with the Regional 
Waste Collection Policy. 

The townhouse blocks are eligible for Regional curbside collection, however, waste 
collection pads are required for the units 9-13 and 80-85. The 'Site Plan for Zoning 
Only', prepared by Upper Canada Consultants (dated July 16, 2019) shows collection 
pads for these units at acceptable locations. However, to ensure that Regional waste 
collection vehicles can effectively maneuver the site, staff request that a Regional waste 
collection vehicle turning template be overlaid on the plan. Please resubmit the plan, 
with the turning template overlaid and details for the collection pads, to the Region for 
review and approval. 

Conclusion 

As the proposed applications are considered to align with the intent and direction 
Regional and Provincial policy, Regional Planning and Development Services staff 
would offer no objections to the Official Plan and Zoning By-law Amendments provided 
the Zoning By-law Amendment incorporates the changes to address the core natural 
heritage requirements (EPA zoning) . Further, Regional staff offer no objectiions to the 
Draft Plan of Condominium subject to the Conditions attached in the Appendix. 

Given the site specific nature of the application, the Official Plan Amendment is exempt 
from Regional approval in accordance with the Memorandum of Understanding with 
Area Municipalities, and Regional Official Plan. 

If you have any questions or wish to discuss these comments, please contact myself at 
ext. 3387. If you have any questions or wish to discuss the Core Natural Heritage 
comments, please feel free to contact Jennifer Whittard, Manager, Environmental 
Planning at 905-980-6000 ext. 3430 or jennifer.whittard@niagararegion.ca. 

Best regards, 
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Lindsay Earl, MCIP, RPP 
Senior Development Planner 

Attch: Appendix I - Regional Conditions of Draft Plan of Condominium Approval 

cc: Pat Busnello , MCIP, RPP, Manager, Development Planning, Niagara Region 
Susan Dunsmore, P. Eng., Manager, Development Engineering, Niagara Region 
David Deluce, MCIP, RPP, Senior Manager, Plan Review & Regulations, NPCA 

Page 10 of 14 



128

CD-19-014 
September 'I 'I . 20 ·19 

APPENDIX I 
REGIONAL CONDITIONS OF DRAFT PLAN OF CONDOMINIUM APPROVAL 
Southwoods - 633 South Pelham Road, Welland 

1. That the following clauses shall be included in the Condominium agreement 
between the owners and the City of Welland: 

"Should previously undocumented archaeological resources be discovered on 
the property during construction activities, construction and alteration of the site 
shall immediately cease and the owner shall notify the Ministry of Tourism, 
Culture and Sport (Culture Program Unit) in London (519-675-6898) and engage 
a licensed consulting archaeologist to carry out archaeological fieldwork in 
compliance with Section 48 ( 1) of the Ontario Heritage Act" . 

"As on virtually any property in southern Ontario, it is possible that Aboriginal or 
Euro-Canadian burials could be present within the development area. In the 
event that human remains are encountered during construction activities, 
construction shall immediately cease and the proponent shall notify the Niagara 
Regional Police, the local coroner, the Ministry of Tourism, Culture and Sport 
(Culture Program Unit, London office), and the Registrar, Cemeteries Regulation 
Unit of the Ontario Ministry of Consumer Services in Toronto (416-326-8392)". 

2. That Block 1, which includes the wetland and its 15m buffer, be zoned 
Environmental Protection Area (EPA) or similar zoning which achieves the same 
level of protection. 

3. That an updated analysis/assessment be submitted that confirms any existing 
infrastructure currently located within the wetland, and potential changes to the 
wetland/water levels as a result of any required infrastructure changes (i.e ., 
removal, capping, etc.) can be appropriately dealt with, without negatively 
impacting the wetland. This updated assessment should also confirm how Unit 
36, the proposed roadways adjacent to Units 36 and 37, and the stormwater 
management pond will be constructed without encroaching into the PSW buffer. 

4. That the agreement contain wording wherein the owner agrees to implement the 
mitigation measures and recommendations found in the EIS, including but not 
limited to: 

a. Culvert and channel re-alignment design and associated mitigation 
measures to ensure no impacts to fish or fish habitat as approved by 
Fisheries and Oceans Canada (DFO); 

b. Vegetation removals be undertaken between September 1 and mid­
March, outside of the core breeding bird nesting period. 
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5. That an Erosion and Sediment Control (ESC) Plan be provided for Regional staff 
approval. The ESC Plan shall include, but not be limited to, details to protect the 
wetland during construction and limit downstream impacts during channel 
realignment and culvert replacement in accordance with DFO approval, as well 
as details regarding dust suppression and topsoil storage. 

6. That a Landscape/Buffer Planting Plan, prepared by a full member of the Ontario 
Association of Landscape Architects (OALA) or other qualified professional, be 
provided for Regional staff approval. The Planting Plan should identify and 
illustrate the location of native trees, shrubs and groundcover within the 
recommended 15 m wetland buffer. 

7. That the agreement contain wording wherein the owner agrees to implement the 
approved ESC Plan and Landscape/Buffer Planting Plan. 

8. That permanent fencing be provided along the length of the wetland buffer as 
illustrated on the Preliminary Site Servicing Plan (Upper Canada Consultants, 
May 27, 2019) or updated plans, as applicable. A no-gate bylaw is recommended 
to reduce human encroachment and limit the movement of pets into the adjacent 
natural area. 

9. That a plan be provided to the City's satisfaction that illustrates all proposed 
outdoor lighting to be downward facing and shielded to prevent light spillage into 
the adjacent wetland area. 

10. That prior to approval of the final plan or any on-site grading, the owner shall 
submit a detailed stormwater management plan for the condominium and the 
following plans designed and sealed by a qualified professional engineer in 
accordance with the Ministry of the Environment documents entitled Stormwater 
Management Planning and Design Manual, March 2003 and Stormwater Quality 
Guidelines for New Development, May 1991, or their successors to the Niagara 
Region for review and approval: 

I. Detailed lot grading, servicing and drainage plans, noting both existing and 
proposed grades and the means whereby overland flows will be 
accommodated across the site; 

II. Detailed erosion and sedimentation control plans; 

Ill. Detailed phasing of construction of the stormwater management facility to 
coincide with phasing of development of residential lands (internal and 
external to the condominium) planned to be serviced by the stormwater 
management facility; and, 
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11.That the Development Agreement between the owner and the City contain 
provisions whereby the owner agrees to implement the approved plan(s) required 
in accordance with the approved Stormwater Management Plan. 

12. That the owner submit a written undertaking to the Niagara Region (Development 
Services Division) that draft approval of this condominium does not include a 
commitment of servicing allocation by the Regional Municipality of Niagara as 
this servicing allocation will be assigned at the time of registration and any pre­
servicing will be at the sole risk and responsibility of the owner. 

13.That the owner submit a written undertaking to the Niagara Region (Development 
Services Division) that all offers and agreements of Purchase and Sale, which 
may be negotiated prior to registration of this condominium, shall contain a 
clause indicating that a servicing allocation for this condominium will not be 
assigned until the plan is registered, and a similar clause be inserted in the 
development agreement between the owner and the City. 

14. That prior to final approval for registration of this plan of condominium, the owner 
shall submit the design drawings [with calculations] for the sanitary and storm 
drainage systems required to service this development and obtain Ministry of the 
Environment Compliance Approval under the Transfer of Review Program. 

15. That the applicant dedicates a 3.05 metre road widening to the Regional 
Municipality of Niagara along the frontage of Regional Road 36 (South Pelham 
Road), and 4.5 x 4.5 metre daylight triangle prior to the issuance of a building 
permit, to the satisfaction of Niagara Region. 

16. That the condominium agreement between the owner and the City of Welland 
contain a provision whereby the owner agrees to obtain a certificate from an 
Ontario Land Surveyor stating that all existing and new survey evidence is in 
place at the completion of the development. 

17. That the owner submit a revised Transportation Impact Study (TIS) to the 
satisfaction of the Niagara Region Planning and Development Services 
Department. 

18. Prior to any construction taking place within the Regional road allowance the 
owner shall obtain a Regional Construction Encroachment and/or Entrance 
Permit. Applications must be made through the Permits Section of the Niagara 
Region Public Works Department (Transportation Services Division). 

19. That in order to accommodate Regional Waste Collection service, waste 
collection pads are required to be provided by the applicant for the units 9-13 and 
80-85. The waste collection pads shall be in accordance with the Niagara 
Region's Corporate Waste Collection Policy. 
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20. That the following warning be included in the Condominium Agreement and 
inserted in all offers and agreement of purchase and sale or lease for units 9-13 
and 80-85: 

"That in order to accommodate Regional Waste Collection service, waste 
collection pads are required to be provided by the applicant for units 9-13 
and 80-85. The waste collection pads shall be in accordance to the details 
outlined in the Niagara Region's corporate waste collection policy." 

Clearance of Conditions 

Prior to granting final plan approval, the City of Welland must be in receipt of written 
confirmation that the requirements of each condition have been met satisfactorily and 
that all fees have been paid to the satisfaction of the Niagara Region. 

Condominium Agreement 
Prior to final approval for registration, a copy of the executed condominium agreement 
for the proposed development should be submitted to the Regional Planning and 
Development Services Department for verification that the appropriate clauses have 
been included. 

Note: The Development Services Division recommends that a copy of the draft 
agreement also be provided in order to allow for the incorporation of any necessary 
revisions prior to execution. 
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City of Welland 
Infrastructure and Development Services 
Planning and Building Division 
60 East Main Street, Welland, ON L38 3X4 
Phone: 905-735-1700 Ext. 2251 I Fax: 905-735-8772 
Email: devserv@welland.ca Iwww.welland.ca 

ONTARIO• CANADA 

January 14, 2020 

TO: Grant Munday, B.A.A., MCIP, RPP 

Manager of Development Approvals 

FROM: J. Tosta, CBCO, CPSO 

Chief Building Official 

DATE: July 12, 2018 

SUBJECT: Request for Rezoning, OP Amendment and Draft Plan of Subdivision 
- 633 South Pelham Road 

Staff has reviewed the information submitted and while a final decision on issuance of building 
permit will be based on the information submitted with the building permit application to this office, 
we wish to offer the following comments: 

1. In order to obtain a building permit, a Record cf Site Condition (RSC) must be filed with the 
MOE anytime there is a change cf use cf property from commercial, industrial or community 
use to institutional, parkland, residential, agricultural or other use. A building permit cannot 
be issued until the RSC is filed and accepted by the MOE 

2. Subject development is located with the Niagara Peninsula Conservation Authority 
regulated area which is defined as applicable law in article 1.4.1.3 Division A cf the Ontario 
Building Code. Therefore a permit issued by the authority will be required prior to issuance 
any building permits. 

3. A subsurface Gectechnical report prepared by Soil Engineers Ltd., and dated October 
2017, recommends that reinforcement for foundations constructed on engineered tilt. The 
foundation reinforcement must be designed by a professional engineer. 

4. Footing and underground subgrade must be inspected by a geotechnical firm that 
supervised the engineered fill placement. 

5. Parkland dedication shall be established in accordance with By-law 2014-101 . If a 5% 
Cash-in-Lieu of Parkland method is utilized, the Developer shall establish the value of 
land for each lot, to the satisfaction cf the City, prior to execution of the Subdivision 
Agreement. The values shall be determined by an Appraiser in accordance with City 

Bridging the past, present 
-

and future 
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RE: 

January 14, 2020 

Policy as of the day before the day the first building permit is issued for the development. 
The values shall be referenced in the Special Conditions and Building Restrictions of the 
Subdivision Agreement. 

6 . Subject development is proposed through a Plan of Condominium, the installation of 
underground Site services with be located within the private property which is regulated by 
Part 7 of the OBC. Therefore installation of site services will be subject to site servicing 
permit issued by the office of the Chief Building Official. 

If you have any questions regarding the above comments, please do not hesitate to contact 
me. 

Bridging the past, present and h!twe 
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Rachelle Larocque 

From: Matt Richardson 
Sent: January 14, 2020 2:12 PM 
To: Rachelle Larocque 
Subject: RE: Report Comments 

Rachelle, 

RE: comments on the First and Second Street re-zoning we have no comment. Regarding the South Pelham Road 
development my comments are as follows: 

-ensure access requirements and water supply for firefighting purposes for the 4-storey building complies with the 
Ontario Building Code. 

-ensure the turn radii within the condo development have an adequate centre-line turn radii to accommodate our 
apparatus. (i.e. 14 m centreline) 

-if the hammerhead turn-around at unit 33 & 34 is to be utilized, ensure it is of a size that can accommodate our 
apparatus 

-ensure fire route signage is provided within the development to ensure access routes are kept clear 

-ensure water supply for firefighting purposes complies with the Ontario Building Code and any other applicable 
standard(s) for the condo portion of the development 

Are the roads within this development going to be private roads? 

Thanks, and sorry for the delay. 

Matt Richardson, B.A., CFEI, CCFI-C, CMM I 
Director of Fire Prevention 
Welland Fire and Emergency Services 
Corporation of the City of Welland 
636 King Street, Welland, Ontario L3B 3L 1 
Phone: (905)735-9922 Ext. 2408 Fax: (905)732-2818 
www.welland.ca 

ONTARIO • CANADA Ii ~ · Y0urChannel 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender 
immediately and delete all copies. 

From: Rachelle Larocque <rachelle.larocque@welland.ca> 
Sent: January-14-20 11:49 AM 
To: Matt Richardson <matt.rlchardson@welland.ca> 
Subject: Report Comments 

1 
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Rachelle Larocque 

From: circulations@wsp.com 
Sent: August 19, 2079 1:48 PM 
To: Rachelle Larocque 
Subject: Draft Plan of Condominium (26CD-14-19003); 633 South Pelham Rd. 

CAUTION: This email originated from an external sender. Please do not click links or open attachments unless you are 
sure tney are safe! 

2019-08-19 

Rachelle Larocque 

Welland 

' ' 

Attention: Rachelle Larocque 

Re: Draft Plan of Condominium (26CD-14-19003); 633 South Pelham Rd.; Your File No. 26CD-14-l 9003 

Our File No. 85326 

Dear Sir/Madam, 

We have reviewed the circulation regarding the above noted application. 

The following paragraph is to be 1ncluded as a condition of approval: 

"The Owner shall indicate in the Agreement, in words satisfactory to Bell Canada, that it will grant to Bell 
Canada any easements that may be required, which may include a blanket easement, for 
communication/telecommunication infrastructure. In the event of any conflict with existing Bell Canada 
facilities or easements, the Owner shall be responsible for the relocation of such facilities or easements". 

We hereby advise the Developer to contact Bell Canada during detailed design to confirm the provision of 
communication/telecommunication infrash·ucture needed to service the development. 

As you may be aware, Bell Canada is Ontario's principal telecommunications infrastructure provider, 
developing and maintaining an essential public service. It is incumbent upon the Municipality and the 
Developer to ensure that the development is serviced with communication/telecommunication infrastructure. In 
fact, the 2014 Provincial Policy Statement (PPS) requires the development of coordinated, efficient and cost­
effective infrastructure, including telecommunications systems (Section 1.6.1). 

The Developer is hereby advised that prior to commencing any work, the Developer must confirm that 
sufficient wire-line communication/telecommunication infrastrucnll'e is available. In the event that such 
infrastrnctnre is unavailable, the Developer shall be required to pay for the connection to and/or extension of the 
existing communication/telecommunication infrastructure. 
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If the Developer elects not to pay for the above noted connection, then the Developer will be required to 
demonstrate to the satisfaction of the Municipality that sufficient alternative communication/telecommunication 
will be provided to enable, at a minimum, the effective delivery of communication/telecommunication services 
for emergency management services (i.e., 91 I Emergency Services). 

WSP operates Bell Canada's development tracking system, which includes the intake and processing of 
municipal circulations. Please note, however, that all responses to circulations and other requests, such as 
requests for clearance, come directly from BeJl Canada, and not from WSP. WSP is not responsible for the 
provision of comments or other responses. 

As of June 1, 2019, Meaghan Palynchuk will be taking maternity leave and returning in the first quarter of 
2020. In my absence please contact Ryan Courville for any matters concerning this file. 

Yours truly, 

Ryan Courville 
Access Network Provisioning Manager 
Municipal Relations 
Phone: 416-570-6726 
Email: planninganddeve1opment@bell.ca 

NOTICE: This communicalion and any attachments (''this message") may contain information which is privileged, confidential, proprietary or othe,wise subject to 
restric ted disclosure under applicable law. This message is for the sole use of tile intended recipient(s). Any unauthorized use, disclosum, viewing, copying, 
alteration, dissemination or distribution of, or reliance on, !his message is strictly prohibited. II you have received this message in error, or you are not an 
authorized or intended recipient, please notify the sender immediately by replying to this message, delete this message and all copies from your e-mail system and 
destroy any printed copies. You are receiving this communication because you are listed as a current WSP contact- Should you have any questions regarding 
WSP's electronic communications policy, please consul! our Anti-Spam Commitment at www.wsp.com/casl. For any concern or if you believe you should not be 
receiving this message, please forward this message to caslcompliance@wsp.com so that we can promptly address your request. Nole that not ail messages sent 
by WSP qualify as commercial electronic messages. 

AVIS: Ce rness<1ge, incluant tout fichier l'accompagnani (" le message»), peLit contenir des renselgnements ou de !'information privilegies, confidentiels, 
proprietaires au adivulgation restreinte en vertu de la loi. Ce message est destine a l'usage exclusii du/des destinataire{s) voulu{s). Toute utilisation non permise, 
divulgatio111 lecture, reproduction, modification, diffusion ou distribution est interdite. Si vous avez regu ce message par erreur, ou que vous n'etes pas un 
destinataire autorise ou voulu, veuillez en aviser l'expediteur immediatement et detruire le message et toute copie electtonique ou imprimee. Vous recevez cetle 
communication car vous faites pa,1ie des contacts de WSP. Si vous avez des questions concemant la politique de communications electroniques de WSP, veuillez 
cot1sulter notre Engagemenl anti-pourriel au www.wsp.com/lcap. Pour toute question ou si vous croyez que vous ne devrie.z pas recevoir ce message, priere de le 
translerer au conformitelcap@wsp.com afin que nous puissions rapiclement trailer votre demande. Notez que ce ne son! pas tous les messages lransmis par WSP 
qui constituent des messages eleclroniques cornmerciaux. 

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as 
spam. 

2 
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CANADA ~ POSTES 955 HIGHBURY AVE N 955 HIGHBURY AVE N 
LONDON ON N5Y 1A3 LONDON ON N5Y 1AJ POST CANADA 

CANADAPOST.CA POSTESCANADA.CA 

December 17, 2019 

RACHELLE LAROCQUE 
CITY OF WELLAND 
60 EAST MAIN STREET 
WELLAND, ON L3B 3X4 

Re: Southwoods Plan of Condominium 

Dear Rachelle, 

This development will receive mail service to centralized mail facilities provided through our 
Community Mailbox program. 

I will specify the conditions which I request to be added for Canada Post Corporation's 
purposes. 

The owner shall complete to the satisfaction of the Director of Engineering of the City of 
Welland and Canada Post: 

a) Include on all offers of purchase and sale, a statement that advises the 
prospective purchaser: 

i) that the home/business mail delivery will be from a designated 
Centralized Mail Box. 

ii) that the developers/owners be responsible for officially notifying the 
purchasers of the exact Centralized Mail Box locations prior to the closing 
of any home sales . 

b) The owner further agrees to: 

i) work with Canada Post to determine and provide temporary suitable 
Centralized Mail Box locations which may be utilized by Canada Post until 
the curbs, boulevards and sidewalks are in place in the remainder of the 
subdivision. 
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POST CANADA 

ii) install a concrete pad in accordance with the requirements of and in 
locations to be approved by Canada Post to facilitate the placement of 
Community Mail Boxes 

iii) identify the pads above on the engineering servicing drawings. Said pads 
are to be poured at the time of the sidewalk and/or curb installation 
within each phase of the plan of subdivision. 

iv) determine the location of all centralized mail receiving facilities in 
co-operation with Canada Post and to indicate the location of the 
centralized mail facilities on appropriate maps, information boards and 
plans. Maps are also to be prominently displayed in the sales office(s) 
showing specific Centralized Mail Facility locations. 

a) Canada Post's multi-unit policy, which requires that the owner/developer 
provide the centralized mail facility (front loading lockbox assembly or rear­
loading mail room [mandatory for 100 units or morel), at their own expense, will 
be in effect for buildings and complexes with a common lobby, common indoor 
or sheltered space. 

Should the description of the project change, I would appreciate an update in order to assess 
the impact of the change on mail service. 

If you have any questions or concerns regarding these conditions, please contact me. 

I appreciate the opportunity to comment on this project. 

Regards, 

Andrew Carrigan 
Delivery Services Officer 
Andrew.Ca rriga n@ca nada post.ca 

2 
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-- ENBRIDGE. \.~ uUri,Jr,:=- n:-.:i fuc .. 
50D Consumers Road 
North York, Ontario M2J 1 P8 
Canada 

August29,2019 

Grant Munday, B.A.A, MCIP, RPP 
Manager of Development Approvals 
City of Welland 
60 East Main Street 
Welland, ON L38 3X4 

Dear Grant, 

Re: Draft Plan of Condominium, Official Plan Amendment, Zoning By-law Amendment 
Mountainview Developments Inc. 
West of South Pelham Road and south of Sumbler Road 
City of Welland 
File No.: 26CD-14-19003, OPA-22, 2019-02 

Enbridge Gas Inc. does not object to the proposed application(s). 

This response does not constitute a pipe locate or clearance for construction . 

The applicant shall contact Enbridge Gas lnc.'s Customer Connections department by emailing 
CustomerConnectionsContactCentre@Enbridge.com for service and meter installation details and to ensure all gas 
piping is installed prior to the commencement of site landscaping (including, but not limited to: tree planting, silva 
cells, and/or soil trenches) and/or asphalt paving. 

If the gas main needs to be relocated as a result of changes in the alignment or grade of the future road allowances 
or for temporary gas pipe installations pertaining to phase construction, all costs are the responsibility of the 
applicant. 

Easement(s) are required to service this development and any future adjacent developments. The applicant will 
provide all easement(s) to Enbridge Gas Inc. at no cost. 

In the event a pressure reducing regulator station is required, the applicant is to provide a 3 metre by 3 metre 
exclusive use location that cannot project into the municipal road allowance. The final size and location of the 
regulator station will be confirmed by Enbridge Gas lnc.'s Customer Connections department. For more details 
contact CustomerConnectionsContactCentre@Enbridge.com. 

Enbridge Gas Inc. reserves the right to amend or remove development conditions. 

Sincerely, 

Qt= 'z;;--le111£iAJ 
1=i lic -i~ G,,k1!f1'.H1 

Municipal Planning Coordinator 
ENBRIDGE GAS INC. 
TEL: 416-495-5386 
MunicipalPlanning@enbridge.com 
500 Consumers Rd, North York. ON, M2J 1PB 

Safety. Integrity. Respect 
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Rachelle Larocque 

From: Scott Richardson 
Sent: November 14, 2019 11:13 AM 
To: Rachelle Larocque 
Cc: Julie Vanleur 
Subject: RE: Southwoods 

Rachelle, 

Engineering has no requirements for the internal private portion of the development. We do however have the 
following for external works in conjunction and pertaining to the development; 

1. The north section of Foxtail Avenue shall be finalized and constructed to an urban standards as per the design of 
Upper Canada Consultants on behalf of the developer. This will include the construction of a permanent cul-de­
sac to urban standards, the extension of sidewalk to the cul-de-sac and sodding of the area boulevards to 
complete the street north of Thorold Road. 

2. The Engineering Consultant shall submit a review and design of the wetland complex to include the 
removal/permanent plugging of the existing drainage pipe connecting to city infrastructure. The review shall 
determine the impact of the pipe removal and the storm water runoff implications to surrounding residents. 
This shall be provided to the Engineering section for review and approval. If any further storm sewer work needs 
to be undertaken on the City right of way after the study has been completed, the developer shall be required to 
install said works at their cost. 

3. The end of Sparrow Drive shall be completed to urban standards including curbing and sod work to finalize the 
development. The land on which the existing cul-de-sac sits shall be deeded to the City of Welland. 

Other than the above the engineering section reserves the right to make further requirements at the time of Site Plan 
Control Application. 

Regards, 

C. Scott Richardson, C.E.T. 
Development Supervisor 
Engineering Division 
Infrastructures and Development Services 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L3B 3X4 
Phone: (905)735-1700 Ext. 2222 Fax: (905)735-7184 

ONTARIO • CANADA www.welland.ca 

11 . ~ Y<;:.,-1-uChannel 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender 
immediately and delete all copies. 

From: Rachelle Larocque 
Sent: November-14-19 11:03 AM 
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.; , P NI . LA 250 Thorold Road West 3rd Floor, Well,Jnd, Onrario L3C 3W2 
11,.____-1.,.... CONSERVATION Telephone 905.788.3135 I Facsimile 905,788.1121 I www.npc;;; c;i 
...... AUTHORITY 

September 11, 2019 

Via Email Only 

Ms. Rachelle Larocque, BES, M.Sc., MCIP, RPP 
Planning Supervisor 
City of We Ila nd 
60 East Main Street 
Welland, ON, L3B 3X4 

Our File: PLPDV201900675 

Dear Ms. Larocque 

Re: Niagara Peninsula Conservation Authority (NPCA) Comments 
Applications for Official Plan Amendment, Zoning By-law Amendment, and Draft Plan 
of Condominium (Vacant Land) 
Southwoods 
City of Welland 
Applicant: Upper Canada Consulting 
File Nos.: OPA No. 22, By-law 2019-02, 26CD-14-19003 

The NPCA has received applications for Official Plan amendment (OPA), Zoning By-law 
amendment (ZBA), and Draft Plan of Condominium - Vacant Land (VLC) for the above project. In 
support of the applications, the NPCA also received an environmental impact study (EIS), prepared 
by Beacon Environmental, dated July 2019, and a Floodplain Analysis, prepared by Upper Canada 
Consultants, dated July 18, 2019. The purpose of the applications is to establish a condominium 
development consisting of 85 units for townhouse dwellings and a four storey apartment building. 
A block of land containing a Provincially Significant Wetland (PSW) is intended to be dedicated to 
the City. We have reviewed the applications and offer the following comments. 

NPCA Policies 

The NPCA regulates watercourses, flood plains (up to the 100 year flood level), Great Lakes 
shorelines, hazardous land, valleylands, and wetlands under Ontario Regulation 155/06 of the 
Conservation Authorities Act. The NPCA Policy Document: Policies for the Administration of 
Ontario Regulation 155/06 and the Planning Act (NPCA policies) provides direction for managing 
NPCA regulated features. The subject land contains the Draper's Creek Wetland Complex, which 
is a PSW and the 100 year flood plain for Drapers Creek. 

1 
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The PSW is located on the western half of the subject land. The development includes a 15 metre 
buffer to the wetland. NPCA staff have reviewed the EIS and consider the EIS to address the 
criteria of NPCA Policies (Sections 8.2.3.3 and 8.2.3.4) and, therefore, have no objections to 
establishing a 15 metre buffer to the PSW. The EIS notes that the buffer is currently not well 
vegetated. As part of the EIS recommendations, a planting plan (restoration plan) to enhance the 
buffer function. NPCA staff support this. An NPCA Work Permit will be required to implement the 
restoration plan. In addition, the NPCA requires that the PSW and buffer be rezoned to an 
environmental protection or similar category zoning. 

There are several areas of the proposed development that are close to the 15 metre buffer limit. It 
is likely that site servicing and construction will not be able to keep outside of the 15 metre buffer 
and there may be some minor encroachments during the construction phase. Given the current 
state of the buffer and the requirement of a buffer restoration plan, NPCA staff can accept some 
minor encroachment into the buffer during construction. The buffer and agreed-to encroachments 
are to be clearly identified through limit of work fencing installed prior to commencing site servicing. 
An NPCA Work Permit is required for the buffer encroachments. Note that snow storage is not 
permitted within the 15 metre buffer. 

It is understood by NPCA staff that there is a stormwater pipe in the PSW. This pipe was installed 
sometime between 2006 and 2010. NPCA staff have had previous discussions with the Applicant 
who was amenable to addressing the issue of the pipe (i.e ensuring the pipe does not have a 
negative hydro logic impact on the PSW. The EIS was silent on the current impact of the pipe to the 
PSW and did not provide any options for addressing the pipe. NPCA staff require this to be 
addressed as part of the Conditions of Draft Plan Approval. There will need to be additional analysis 
done to determine the impact of removing the pipe (or capping the pipe if physical removal is too 
damaging). In addition, there will need to be an engineering analysis to determine ifthere would be 
any flooding of adjacent properties as a result of removal/capping. Conditions have been included 
to address this issue. 

The City has indicated that a proper turnaround is required at the terminus of Foxtail Avenue and 
are requiring the developer to construct such turnaround. It is anticipated that the design will be 
some form of a hammerhead. NPCA staff have no objection in principle to this municipal 
infrastructure. Additional environmental work (e.g. an EIS addendum) to examine options for the 
turnaround and address NPCA Policies for public infrastructure (Section 8.2.4) and detailed design 
drawings will be required. An NPCA Work Permit will be required prior to beginning any site 
servicing. 

As noted earlier, there is a portion of the Drapers Creek 100 year flood plain on the subject property, 
particularly along the eastern boundary. The Applicant provided a flood plain analysis that provided 
topographic information and plotted the 100 year flood plain, which is 181.25 metres asl. Based on 
the analysis, the extents of flood plain on the subject property is less than the NPCA's mapping. 
The site is proposing to include a driveway access and parking within the 100 year flood plain. 
NPCA Policies (Section 4.2.7) allow driveways within the 100 year flood plain where the depth of 
flooding is no greater than 0.3 metres. Based on the flood plain analysis, NPCA staff are satisfied 
in principal that the parking and driveway area can be accommodated with less than 0.3 metres of 
flooding. NPCA staff will require detailed site grading plans to ensure that the extent and depth of 
flooding is in conformity with NPCA Policies. 

2 
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As part of establishing the entrance along South Pelham Road, the Applicant is proposing to realign 
Drapers Creek. NPCA staff have no objection to this in principle subject to an NPCA Work Permit. 

Based on the above, NPCA staff have no objections to the applications as they relate to NPCA 
policies, subject to rezoning the PSW and 15 metre buffer to an Environmental Protection zone 
category and the recommended Conditions of Draft Plan Approval. 

Conditions of Draft Plan Approval 

NPCA staff request the following conditions be incorporated into the Conditions of Draft Plan 
Approval. 

1. That the provincially significant wetland (PSW) and its associated 15 metre buffer be zoned 
Environmental Protection or other similar zone category that achieves the same level of 
protection, to the satisfaction of the Niagara Peninsula Conservation Authority. 

2. That the Developer obtain a Work Permit from the Niagara Peninsula Conservation Authority 
prior to beginning any work related to realigning and crossing the watercourse . 

3. That the Developer obtain a Work Permit from the Niagara Peninsula Conservation Authority 
for any stormwater outlets into Drapers Creek. 

4. That the Developer submit to the Niagara Peninsula Conservation Authority for review and 
approval an EIS addendum and engineering analysis that examine that examine the most 
appropriate manner of stopping the existing stormwater pipe from draining the wetland as 
well as the impact of potential flooding as a result. Works to implement the aforementioned 
reports will require a Work Permit from the Niagara Peninsula Conservation Authority. 

5. That the Developer submit to the Niagara Peninsula Conservation Authority for review and 
approval an EIS addendum and detailed design drawings for the proposed turnaround at the 
terminus of Foxtail Avenue. Installation of the turnaround will require a Work Permit from the 
Niagara Peninsula Conservation Authority. 

6. That the Developer submit to the Niagara Peninsula Conservation Authority for review and 
approval a buffer restoration plan. Implementation of the restoration plan will require a Work 
Permit from the Niagara Peninsula Conservation Authority. 

7. That the Developer submit to the Niagara Peninsula Conservation Authority for review and 
approval, detailed grading and construction sediment and erosion control plans. 

8. That the Developer install limit of work fencing along the 15 metre buffer and portions where 
construction encroachments are less than 15 metres, to the satisfaction of the NPCA. The 
limit of work fencing is to be shown on the detailed grading and construction sediment and 
erosion control plans, to the satisfaction of the NPCA. Any construction encroachments into 
the 15 metre buffer require a Work Permit from the Niagara Peninsula Conservation 
Authority. 

3 
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9. That the Developer provide 1.5 metre high chain link fencing along the boundary of the 15 
metre buffer, to the satisfaction of the Niagara Peninsula Conservation Authority. 

10. That conditions 1 to 9 above be incorporated into the Development Agreement between the 
Developer and the City of Welland, to the satisfaction of the Niagara Peninsula 
Conservation Authority. The City of Welland shall circulate the draft Development 
Agreement to the Niagara Peninsula Conservation Authority for its review and approval. 

Conclusion 

At this time, NPCA staff have no objections to the applications subject to the Conditions of Draft 
Plan Approval. I hope this information is helpful. Please send a copy of any staff reports to 
Committee/Council once they are available as well as any notice of any case management 
conferences. If you have any questions, please let me know. 

Regards, 

David Deluce, MCIP, RPP 
Senior Manager, Planning & Regulations (ext. 224) 

cc: Mr. Craig Rohe, MCIP, RPP, Upper Canada Consultants (email only} 
Ms. Lindsay Earl, MCIP, RPP, Region of Niagara (email only} 

4 
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Pelham 
NIAGARA 

Vib,ant , (rcat1ve - Caring 

September 3, 2019 

EMAIL ONLY (rachelle.larocque@welland.ca) 

Rachelle Larocque 
Planning Supervisor 
Infrastructure and Development Services 
Planning Division 
60 East Main Street 
Welland, ON L3B 3X4 

Attention: Rachelle 

RE: Draft Plan of Condominium File No. 26CD-14-19003 
Zoning By-law Amendment 2017-117 File No. 2019-02 
Official Plan Amendment No. 22 File 
West Side of South Pelham Road, South of Sumbler Road, north of the Sobey's Plaza 

Thank you for circulating the notices for the proposed condominium. Town staff note that 
the property abuts the Town of Pelham municipal boundary on the west side. Lands to the. 
west within the Town of Pelham are designated Good General Agricultural. Complaints have 
been received from residential property owners in the City of Welland relating to odours 
produced by existing cannabis production facilities within the Town of Pelham. 

Therefore, Town staff request that the following condition of approval be included: 

• That the following warning clause shall be included in the subdivision agreement and 
inserted in all Offers and Agreements of Purchase and Sale/Lease for each dwelling 
unit: 
"The lands in the plan of subdivision may be exposed to noise, odour and dust from 
nearby agricultural operations and agricultural-related traffic that may occasionally 
interfere with some activities of the owners who may occupy these lands. 11 

If you have any questions or concerns, please contact me. 

From the Depa1tment of 

.. Community Planning 
, ,,. & Development 
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Sincerely, 

.t:xclJ1-o~-
Shannon Larocque, MCIP, RPP 
Senior Planner 

cc: Barbara Wiens, Director of Community Planning and Development 
Jason Marr, Director of Public Works 



Rachelle Larocque 

From: Ali Khan 
Sent: August 8, 2019 12:39 PM 
To: Rachelle Larocque 
Subject: RE: Notice of Public Meeting - 633 South Pelham Road 
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Hi Rachelle, 

Developer should discuss the recommendations outlined in the traffic impact study with the Region 
staff before proceeding with this development. 

Regards, 

Muhammad Ali Khan, M.A.Sc; P.Eng. 
Supervisor Traffic,Parking & Bylaws 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L38 3X4 
Phone: (905)735-1700 Ext. 2202 Fax: (905)735-7184 
www.welland.ca 

ONTARIO • CANADA fa D ~ Y0urChannel 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender 
immediately and delete all copies. 

From: Rachelle Larocque 
Sent: August 8, 2019 12:22 PM 
To: Rachelle Larocque <rachelle.larocque@welland.ca> 
Subject: Notice of Public Meeting - 633 South Pelham Road 

Good afternoon, 

Please find attached the notice of Public Meeting for Official Plan Amendment (OPA 22), Zoning By-law 
Amendment (2019-02), and Draft Plan of Vacant Land Condominium (26CD-14-19003). 

Sincerely, 

1 
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Niagara91/ Region 

Planning and Development Services 
1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7 
905-980-6000 Toll-free:1-800-263-7215 

Via Email Only 

September 11, 2019 

File No.: D.11 .11 . C D-19-014 
D.10.11.OPA-19-021 
D.18.11.ZA-19-103 

Ms. Rachelle Larocque, MCIP, RPP 
Planning Supervisor 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street 
Welland, ON 
L3B 3X4 

Dear Ms. Larocque: 

Re: Regional and Provincial Review Comments 
Draft Plan of Condominium, Official Plan and Zoning By-law Amendments 
Agent: Upper Canada Consultants 
Owner: Mountainview Developments Inc. 
Southwoods • 633 South Pelham Road 
City of Welland 

Regional Planning and Development Services staff has reviewed the application and 
supporting studies submitted by Upper Canada Consultants on behalf of Mountainview 
Developments Inc. for a Plan of Condominium at 633 South Pelham Road in the City of 
Welland. Regional staff notes that applications for an Official Plan Amendment and a 
Zoning By-law Amendment have been submitted concurrently with the Draft Plan of 
Condominium application. Pre-consultation meetings with the applicant's Planning 
Consultant were held for this proposed development on June 7, 2018 and October 4, 
2018 with City, Regional and Niagara Peninsula Conservation Authority (NPCA) staff in 
attendance. 

The purpose of the Official Plan Amendment is to redesignate the portion of the 
property designated as Low Density Residential to a Medium Density Residential 
designation. Changes to the Natural Heritage Area mapping are proposed to provide 
consistency with the Provincially Significant Wetland boundaries as identified by the 
Ministry of Natural Resources and Forestry in 2014, as well as align with Niagara 

Page 1 of 14 
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Peninsula Conservation Authority floodplain mapping . The lands are also the subject of 
a concurrent Zoning By-law Amendment for modified lot standards and Draft Plan of 
Vacant Land Condominium to facilitate the development of the property with 85 
townhouse condominium units and one four storey condominium apartment building 
with 50 residential units. 

As outlined below, Regional staff is generally supportive of the proposed development 
in principle and provides the following comments to execute Regional Council's 
Strategic Priority to Do Business Differently. By commenting on conformity with 
Provincial and Regional policy, the Region maintains accountability to the public and 
improves transparency, and aims to assist the City in their consideration of these 
applications from a Provincial and Regional perspective. 

Provincial and Regional Policies 

The subject lands are located within a Settlement Area under the Provincial Policy 
Statement (PPS) and Delineated Built-Up Area under A Place to Grow, Growth Plan for 
the Greater Golden Horseshoe (Growth Plan). Further, the Regional Official Plan (ROP) 
designates the subject lands Urban Built-Up Area. 

The PPS and Growth Plan direct growth and intensification to the settlement area and 
delineated built-up areas to build upon the existing servicing, infrastructure, and public 
service facilities. An emphasis is placed on intensification and infill to foster the 
development of complete communities that have a mix of diverse land uses and range 
of housing options for the current and future population. Per the ROP, urban areas are 
to be the focus of residential and employment intensification over the long term, to 
ensure efficient use of serviced lands. 

Regional staff notes that the proposed condominium will provide for infill development 
and is considered as residential intensification within the built-up area, which will make 
more efficient use of designated urban land and existing services and contribute toward 
the City achieving the annual 40% residential intensification targets. This development, 
therefore , generally conforms with and is consistent with Provincial and Regional growth 
management policy directions. 

Archaeological Resources 

Based on the Provincial Criteria for Assessing Archaeological Potential, this site 
appears to exhibit a low potential for the discovery of archaeological remains. As such, 
an archaeological assessment was not warranted . 

Nevertheless, it is suggested that a clause be included in the condominium agreement 
advising that construction activities must cease should any deeply buried archaeological 
material be encountered during construction. An appropriate condition has been 
included in the attached Appendix. 

Page 2 of 14 
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Natural Heritage 

An Environmental Impact Study (EIS) prepared by Beacon Environmental (dated July 
2019) was submitted in support of the proposed development application as required by 
Regional Official Plan policies . The purpose of the EIS was to demonstrate that over the 
long-term there will be no negative impacts to the Core Natural Heritage System 
(CNHS) components identified on or adjacent to the property. Specifically, these include 
an Environmental Protection Area (EPA) associated with portions of the Draper's Creek 
Provincially Significant Wetland (PSW) Complex, an Environmental Conservation Area 
(ECA) associated with Significant Woodland located immediately to the west, and 
Draper's Creek, which is identified as Important (Type 2) Fish Habitat, located along 
South Pelham Road immediately to the east. 

Regional Environmental Planning staff have reviewed the EIS and identified some minor 
discrepancies with regards to the information provided as noted below. However, staff 
are generally in agreement that the proposed development can be accommodated 
without negative impact to the Region's CNHS, provided additional potential wetland 
impacts are assessed and specific mitigation measures are implemented. Conditions of 
approval are recommended below to facilitate the implementation of such measures. 

Provincially Significant Wetland 

The PSW boundary identified in the EIS matches the Region's CNHS mapping which 
was updated to reflect the revised boundary as staked and surveyed by the Ministry of 
Natural Resources and Forestry (MNRF). The EIS also provides an adequate rationale 
for the proposed 15 m PSW buffer and recommends a Buffer Planting Plan to increase 
its protective function, as well as installation of chain link fencing along the buffer 
boundary. However, it is not clear if the "preliminary" analysis completed as part of the 
Wetland Surface Water Flow Assessment assessed the post-development conditions 
with or without existing infrastructure, which is currently understood to be located within 
the PSW and assists with wetland drainage. Through discussions with City staff, it is 
further understood that the City may wish this infrastructure to be removed or capped 
prior to the transfer of Block 1, but the EIS does not assess how this work may impact 
the wetland and post-development conditions. As such, it is recommended that prior to 
the City assuming ownership of Block 1, an updated analysis/assessment be submitted 
that confirms any existing infrastructure and potential changes to the wetland/water 
levels can be dealt with, without negatively impacting the wetland. 

In addition, it is unclear how Unit 36, the proposed roadways adjacent to Units 36 and 
37, and the stormwater management pond will be constructed without encroaching into 
the PSW buffer. This potential issue should also be addressed as part of the additional 
submission . 

Significant Woodland 
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The EIS notes that the "adjacent lands woodlot" (pg.16) located along the western 
boundary of the subject lands does not meet significance criteria and is not identified as 
ECA. However, this woodland is in fact identified as Significant Woodland in the 
Region's CNHS mapping, and has also recently been mapped as part of the Growth 
Plan (2019) Provincial Natural Heritage System. Nonetheless, this woodland will not be 
impacted by the proposed development as it lies west of the protected PSW. 

Species at Risk 

The EIS notes that no Species at Risk (SAR) or rare species were found to occur. The 
EIS refers to correspondence from the MNRF, but no correspondence was included 
either from the MNRF or the Ministry of Environment, Conservation and Parks (MECP) 
which is now responsible for SAR. This correspondence should be provided, and in the 
absence of formal MECP correspondence, the applicant should be advised to do their 
due diligence prior to any works onsite to ensure they are not in contravention of the 
Endangered Species Act. 

Fish Habitat 

The EIS notes the need for a Fisheries and Oceans Canada (DFO) Project Review for 
the proposed culvert works and channel realignment at Draper's Creek. It also notes 
that DFO will likely provide a Letter of Advice and identify specific habitat enhancement 
measures to ensure no serious harm to fish or fish habitat (pg.28). This correspondence 
should be provided for Regional review in parallel with the Niagara Peninsula 
Conservation Authority (NPCA) permit process. 

Please note that the NPCA continues to be responsible for the review and comment on 
planning applications related to their regulated features, including the PSW and 
Draper's Creek. As such, the NPCA should continue to be consulted with respect to any 
requirements under NPCA Regulations. 

Stormwater Management 

The Niagara Region staff has reviewed the Preliminary Stormwater Management Plan 
Southwoods, City of Welland (dated June 2019). Based on the available information, 
the Region notes that the development will not drain to the PSW. The Region has no 
objection in principal to the proposed stormwater management (SWM) plan. However, 
the Region requires further technical details to ensure the proposed SWM facilities are 
sufficient to achieve the targets and can be accommodated appropriately in the site 
plan. The Region's stormwater management requirements along with the Region's 
review comments are listed below: 

1) The Region will require that all stormwater runoff be captured and treated to a 
Normal standard prior to discharge from the site. 
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a. The Region has no objection in principal to the proposal of installation an 
end-of-pipe oil-grit separator (OGS) to meet the requirement. The Region 
requires the followings details: 

i. The SWM report Section 5.2 outlines that the proposed Hydroworks 
HG6 will provide 71 .9% TSS overall removal and capture 94.0% of 
the stormwater flows. In accordance with the MECP's SWM 
Planning & Design Manual Section 4.6.8 Technical Effectiveness, 
the average efficiency of the proposed unit is 67.6%=(94% of the 
runoff volume x71 .9% TSS removal efficiency)+(6% of the 
volume+0% efficiency). Please confirm the proposed OGS can 
achieve the required 70% TSS removal. 

ii. The Region requires a servicing drawing showing the OGS 
location. In order to avoid backwater affecting the operation, the 
Region requires the OGS be at the downstream of the flow control 
structure and within the property limit. 

iii. Please clarify if flows from catchment A 16 (abut west of South 
Pelham Road) will be captured and treated via the OGS. The future 
land use includes 21 parking stalls and the access road. 

2) The Region will require that all stormwater runoff proposed to discharge into the 
PSW be treated to an Enhanced standard. 

a. Based on the available information, the Region notes that the proposed 
development will not drain into the PSW. Should the drainage proposal not 
change, the Region has no additional requirement of water quality 
treatment. 

b. The Region requires an Erosion and Sediment Control (ESC) plan 
drawing to ensure the construction will not affect the PSW. 

3) The Region will require that all post development peak stormwater flows be 
attenuated to pre-development levels for up to and including the 100 year return 
period storm event prior to discharge from the site. 

a. The Region notes that the proposed SWM plan consists of the Lot and 
Conveyance Controls and flow attenuation measures (i.e. a dry pond and 
two underground storage facilities). Flows will surcharge to the storage 
facilities. The grading and servicing design should ensure backwater not 
surcharge to the ground. 

b. The Region requires the following be addressed: 
i. The SWM report indicate the storm event of storm sewer design 

and include the design sheet. 
ii. Include the drawing to demonstrate that the outflow control 

structure is consistent with the requirements of the hydrologic 
analyses. 

iii. Include a modeling scenario of a 24-hour design storm with SCS 
distribution to demonstrate that the proposed SWM storages are 
sufficient. 

Page 5 of 14 
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iv. Confirm Manning's n=0.25 for pervious area used in the hydrology 
modelling. Is the value too high to represent the pre-development 
and particularly the post-development conditions? 

v. Update Figure 3 to reflect the latest site plan and note the 
catchment of outflow uncontrolled. The 28.6% imperviousness of 
catchment A16 seems underestimated given the hard surfaces of 
the proposed land use. 

vi. Erosion potential of the dry pond ditch inlet would be high due to 
the frequency of flow entering and exiting. Section 5.3 SWM Facility 
Maintenance should indicate the inspection and remediation 
measures if the ditch was eroded. 

vii. Section 5.3 should indicate that the orifices at control structure 
should not be removed at any time. Revise first paragraph of 
section 5.3.1. The "the upstream oil/grit separator" is incorrect. 

4) In order to mitigate the impacts of erosion on the receiving watercourse (Draper's 
Creek), the Region will require that stormwater runoff from the 25mm design 
storm event be captured and released over a period of 24 hours. 

a. The Region requires a calculation of drawdown time based on Equation 
4.10 of the MECP's Design Manual to confirm if this criterion is met. 

5) Prior to construction, the Region will require that detailed grading, storm 
servicing, stormwater management, and construction sediment control drawings 
be circulated to this office for review and approval. 

a. The Region requires the engineering drawings be submitted to the office 
for review. 

The Region requires a finalized SWM report associated with a letter indicating how each 
comment is addressed. The Region notes that a new culvert crossing Drapers Creek is 
to be installed. This proposal is subject to the NPCA's approval as it will alter the 
Regulatory floodplain. 

Regional Road Allowance 

The subject property has frontage along Regional Road 36 (South Pelham Road). This 
section of road has a substandard road allowance of approximately 20.1 meters. The 
designated road allowance is 26.2 meters as identified in the Regional Official Plan. 

Therefore, the applicant is required to gratuitously grant the following widening to the 
Region: 

A 3.05 meter widening across the frontage of the subject property. This is in order to 
achieve 13.1 meters from the original centerline of this road section. The actual width of 
the required widening must be confirmed by an Ontario Land Surveyor. 
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• A 4.5 x 4.5 metre daylight triangle at the any intersection onto Regional Road 36 
(South Pelham Road). 

Region staff have reviewed the 'Site Plan for Zoning Only', prepared by Upper Canada 
Consultants (dated July 16, 2019) and note that the required road widening is shown on 
the plan. 

The requested widening is to be conveyed free and clear of any mortgages, liens or 
other encumbrances, and is to be described by Reference Plan. The widening portion of 
the Plan will be the responsibility of the owner to order. The cost of providing this plan 
will be the full responsibility of the applicant. The applicant will arrange for the land 
surveyor for the property to submit the preliminary undeposited survey plan along with 
all related documents to Regional Surveys staff for approval. Regional Surveys staff will 
advise the land surveyor of any required revisions to the plan. Once the plan is 
deposited and the transfer registered, the Region will clear the applicable condition. 

Should the applicant have any questions, please direct them to contact the individuals 
listed below: 

Norma Price, Law Clerk, 905-980-6000 extension 3339. 
E-mail norma.price@niagararegion.ca 
(Inquiries -specific to the transfer of property to the Region) 

Normans Taurins, Manager, Surveys & Property Information, 905-980-6000 
extension 3325, E-mail: normans.taurins@niagararegion.ca 

Traffic Impact Study 

Regional Transportation staff have reviewed the Traffic Impact Study (TIS) prepared for 
Southwoods Estates in the City of Welland by Paradigm Transportation Solutions 
Limited (PTSL) (dated July 2019) and offers the following comments. 

Within Section 5.1 Auxiliary Left-Turn Lanes, PTSL identifies that the northbound left­
turn traffic volumes on South Pelham Road at Street A, in combination with the 
opposing and advancing traffic volumes , warrant the implementation of a northbound 
left-turn lane with a storage length of 15 metres. Within Figure 5.1 Functional Design -
Northbound left-Turn Lane at Street A, PTSL illustrates a 3.20 metre wide left-turn lane 
comprised of a 15.00 metre storage lane and a 24.01 metre taper lane; the taper is 
divided between the northbound and southbound lanes. Given the proximity of the 
proposed road widening to Draper's Creek, PTSL is recommending that Niagara Region 
consider undertaking a Schedule C Municipal Class Environmental Assessment 
(MCEA) in order to accommodate the road widening. 

Niagara Region has reviewed the requirement for the left-turn lane. The left-turn lane 
warrant is well below the MTO requirement with a limited number of left-turns during the 
peak hour analyses. As noted in the report, additional lanes (widening) of the road 
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platform may affect Draper's Creek which is located on the west side of South Pelham 
Road. Regional staff would ask that the TIS be amended to provide an additional review 
of the need for a left-turn lane in this situation. If the additional analysis determines that 
the left-turn lane is not warranted, then the Region will require that the Consultant 
provide a solution to ensure that northbound through vehicles are not physically 
permitted to pass the northbound left-turning vehicles via the roadway shoulder. 
Furthermore, the recommendation for Niagara Region to consider a Schedule C MCEA 
should be removed. It is the responsibility of the Developer and their Consultants to 
quantify the impacts of required improvements associated with the development. 

Regional Permit Requirements 

Prior to any construction or entrance construction taking place within the Regional road 
allowance, a Regional Construction and Entrance Permit must be obtained from the 
Transportation Services Division, Public Works Department. 

Permit applications can be made through the following link: 
http ://n iaga raregion. ca/living/roads/permits/defa ult.aspx 

Waste Collection 

Niagara Region provides curbside waste and recycling collection for developments that 
meet the requirements of Niagara Region's Waste Collection Policy. The subject 
property is eligible to receive Regional curbside waste and recycling collection provided 
that the owner bring the waste and recycling to the curbside on the designated pick up 
day, and that the following limits are not exceeded: 

For the 50 Unit Apartment Building: 

• No limit blue/grey containers; 
• No limit green containers; and, 
• 1 garbage container per unit to a maximum of 12 containers 

It is highly unlikely that the curbside waste collection limits will be met for this 50-unit 
apartment building. However, this site is eligible for Enhanced (front end bin) Collection 
Services provided that apartment building be developed as a condominium and that the 
development complies with the Region's Waste Collection Policy. Approval by the City 
of Welland is also required to receive the enhanced service. Please note that, if 
enhanced collection is approved by the City, the applicant must participate in both 
garbage and recycling collection. 

Region staff have reviewed the 'Site Plan for Zoning Only', prepared by Upper Canada 
Consultants (dated July 16, 2019) and note the provision of a "Waste Bin" located to the 
west of the 4-storey, 50-unit apartment building. If the owner/developer does not intend 
to utilize enhanced collection services or if the City is not agreeable with this 
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arrangement, then waste collection will be the responsibility of the owner through a 
private contractor. 

Waste collection for this development will be determined during the future site plan 
process. 

For Townhouse Units: 
• No limit blue/grey containers; 
• No limit green containers; and, 
• 1 garbage container per unit 

Condominium townhouse developments are able to receive internal curbside waste 
collection through the Region provided the developer/owner complies with the Regional 
Waste Collection Policy. 

The townhouse blocks are eligible for Regional curbside collection, however, waste 
collection pads are required for the units 9-13 and 80-85. The 'Site Plan for Zoning 
Only', prepared by Upper Canada Consultants (dated July 16, 2019) shows collection 
pads for these units at acceptable locations. However, to ensure that Regional waste 
collection vehicles can effectively maneuver the site, staff request that a Regional waste 
collection vehicle turning template be overlaid on the plan. Please resubmit the plan, 
with the turning template overlaid and details for the collection pads, to the Region for 
review and approval. 

Conclusion 

As the proposed applications are considered to align with the intent and direction 
Regional and Provincial policy, Regional Planning and Development Services staff 
would offer no objections to the Official Plan and Zoning By-law Amendments provided 
the Zoning By-law Amendment incorporates the changes to address the core natural 
heritage requirements (EPA zoning). Further, Regional staff offer no objectiions to the 
Draft Plan of Condominium subject to the Conditions attached in the Appendix. 

Given the site specific nature of the application, the Official Plan Amendment is exempt 
from Regional approval in accordance with the Memorandum of Understanding with 
Area Municipalities, and Regional Official Plan. 

If you have any questions or wish to discuss these comments, please contact myself at 
ext. 3387. If you have any questions or wish to discuss the Core Natural Heritage 
comments, please feel free to contact Jennifer Whittard, Manager, Environmental 
Planning at 905-980-6000 ext. 3430 or jennifer.whittard@niagararegion.ca. 

Best regards, 
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Lindsay Earl, MCIP, RPP 
Senior Development Planner 

Attch: Appendix I - Regional Conditions of Draft Plan of Condominium Approval 

cc: Pat Busnello, MCIP, RPP, Manager, Development Planning, Niagara Region 
Susan Dunsmore, P. Eng. , Manager, Development Engineering, Niagara Region 
David Deluce, MCIP, RPP, Senior Manager, Plan Review & Regulations, NPCA 
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APPENDIX I 
REGIONAL CONDITIONS OF DRAFT PLAN OF CONDOMINIUM APPROVAL 
Southwoods - 633 South Pelham Road, Welland 

1. That the following clauses shall be included in the Condominium agreement 
between the owners and the City of Welland: 

"Should previously undocumented archaeological resources be discovered on 
the property during construction activities, construction and alteration of the site 
shall immediately cease and the owner shall notify the Ministry of Tourism, 
Culture and Sport (Culture Program Unit) in London (519-675-6898) and engage 
a licensed consulting archaeologist to carry out archaeological fieldwork in 
compliance with Section 48 (1) of the Ontario Heritage Act". 

"As on virtually any property in southern Ontario, it is possible that Aboriginal or 
Euro-Canadian burials could be present within the development area. In the 
event that human remains are encountered during construction activities, 
construction shall immediately cease and the proponent shall notify the Niagara 
Regional Police, the local coroner, the Ministry of Tourism, Culture and Sport 
(Culture Program Unit, London office), and the Registrar, Cemeteries Regulation 
Unit of the Ontario Ministry of Consumer Services in Toronto (416-326-8392)". 

2. That Block 1, which includes the wetland and its 15m buffer, be zoned 
Environmental Protection Area (EPA) or similar zoning which achieves the same 
level of protection. 

3. That an updated analysis/assessment be submitted that confirms any existing 
infrastructure currently located within the wetland, and potential changes to the 
wetland/water levels as a result of any required infrastructure changes (i.e., 
removal, capping, etc.) can be appropriately dealt with, without negatively 
impacting the wetland. This updated assessment should also confirm how Unit 
36, the proposed roadways adjacent to Units 36 and 37, and the stormwater 
management pond will be constructed without encroaching into the PSW buffer. 

4. That the agreement contain wording wherein the owner agrees to implement the 
mitigation measures and recommendations found in the EIS, including but not 
limited to: 

a. Culvert and channel re-alignment design and associated mitigation 
measures to ensure no impacts to fish or fish habitat as approved by 
Fisheries and Oceans Canada (OFO); 

b. Vegetation removals be undertaken between September 1 and mid­
March, outside of the core breeding bird nesting period. 
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5. That an Erosion and Sediment Control (ESC) Plan be provided for Regional staff 
approval. The ESC Plan shall include, but not be limited to, details to protect the 
wetland during construction and limit downstream impacts during channel 
realignment and culvert replacement in accordance with DFO approval, as well 
as details regarding dust suppression and topsoil storage. 

6. That a Landscape/Buffer Planting Plan, prepared by a full member of the Ontario 
Association of Landscape Architects (OALA) or other qualified professional, be 
provided for Regional staff approval. The Planting Plan should identify and 
illustrate the location of native trees, shrubs and groundcover within the 
recommended 15 m wetland buffer. 

7. That the agreement contain wording wherein the owner agrees to implement the 
approved ESC Plan and Landscape/Buffer Planting Plan. 

8. That permanent fencing be provided along the length of the wetland buffer as 
illustrated on the Preliminary Site Servicing Plan (Upper Canada Consultants, 
May 27, 2019) or updated plans, as applicable. A no-gate bylaw is recommended 
to reduce human encroachment and limit the movement of pets into the adjacent 
natural area. 

9. That a plan be provided to the City's satisfaction that illustrates all proposed 
outdoor lighting to be downward facing and shielded to prevent light spillage into 
the adjacent wetland area. 

10. That prior to approval of the final plan or any on-site grading, the owner shall 
submit a detailed stormwater management plan for the condominium and the 
following plans designed and sealed by a qualified professional engineer in 
accordance with the Ministry of the Environment documents entitled Stormwater 
Management Planning and Design Manual, March 2003 and Stormwater Quality 
Guidelines for New Development, May 1991, or their successors to the Niagara 
Region for review and approval: 

I. Detailed lot grading, servicing and drainage plans, noting both existing and 
proposed grades and the means whereby overland flows will be 
accommodated across the site; 

II. Detailed erosion and sedimentation control plans; 

Ill. Detailed phasing of construction of the stormwater management facility to 
coincide with phasing of development of residential lands (internal and 
external to the condominium) planned to be serviced by the stormwater 
management facility; and, 
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11. That the Development Agreement between the owner and the City contain 
provisions whereby the owner agrees to implement the approved plan(s) required 
in accordance with the approved Stormwater Management Plan. 

12. That the owner submit a written undertaking to the Niagara Region (Development 
Services Division) that draft approval of this condominium does not include a 
commitment of servicing allocation by the Regional Municipality of Niagara as 
this servicing allocation will be assigned at the time of registration and any pre­
servicing will be at the sole risk and responsibility of the owner. 

13. That the owner submit a written undertaking to the Niagara Region (Development 
Services Division) that all offers and agreements of Purchase and Sale, which 
may be negotiated prior to registration of this condominium, shall contain a 
clause indicating that a servicing allocation for this condominium will not be 
assigned until the plan is registered, and a similar clause be inserted in the 
development agreement between the owner and the City. 

14. That prior to final approval for registration of this plan of condominium, the owner 
shall submit the design drawings [with calculations] for the sanitary and storm 
drainage systems required to service this development and obtain Ministry of the 
Environment Compliance Approval under the Transfer of Review Program. 

15. That the applicant dedicates a 3.05 metre road widening to the Regional 
Municipality of Niagara along the frontage of Regional Road 36 (South Pelham 
Road), and 4.5 x 4.5 metre daylight triangle prior to the issuance of a building 
permit, to the satisfaction of Niagara Region. 

16. That the following clause is included in the Condominium Agreement: 

''That the owner shall not be permitted access to the subject property from 
Regional Road 36 (South Pelham Road) as shown on "Draff Plan of 
Vacant Land Condominium" (dated July 16, 2019) or subsequently 
approved versions by the Region." 

17. That the condominium agreement between the owner and the City of Welland 
contain a provision whereby the owner agrees to obtain a certificate from an 
Ontario Land Surveyor stating that all existing and new survey evidence is in 
place at the completion of the development. 

18. That the owner submit a revised Transportation Impact Study (TIS) to the 
satisfaction of the Niagara Region Planning and Development Services 
Department. 

19. Prior to any construction taking place within the Regional road allowance the 
owner shall obtain a Regional Construction Encroachment and/or Entrance 
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Permit. Applications must be made through the Permits Section of the Niagara 
Region Public Works Department (Transportation Services Division). 

20. That in order to accommodate Regional Waste Collection service, waste 
collection pads are required to be provided by the applicant for the units 9-13 and 
80-85. The waste collection pads shall be in accordance with the Niagara 
Region's Corporate Waste Collection Policy. 

21. That the following warning be included in the Condominium Agreement and 
inserted in all offers and agreement of purchase and sale or lease for units 9-13 
and 80-85: 

"That in order to accommodate Regional Waste Collection service, waste 
collection pads are required to be provided by the applicant for units 9-13 
and 80-85. The waste collection pads shall be in accordance to the details 
outlined in the Niagara Region's corporate waste collection policy." 

Clearance of Conditions 

Prior to granting final plan approval, the City of Welland must be in receipt of written 
confirmation that the requirements of each condition have been met satisfactorily and 
that all fees have been paid to the satisfaction of the Niagara Region. 

Condominium Agreement 
Prior to final approval for registration, a copy of the executed condominium agreement 
for the proposed development should be submitted to the Regional Planning and 
Development Services Department for verification that the appropriate clauses have 
been included. 

Note: The Development Services Division recommends that a copy of the draft 
agreement also be provided in order to allow for the incorporation of any necessary 
revisions prior to execution. 
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250 Thorold Road West. 3rd Floor. Welland, Ontario L3C 3W2 
Telephone 905.788.3135 l Facsimile 905.788.1121 I ,w,•w.npc.J.ca 

September 11, 2019 

Via Email Only 

Ms. Rachelle Larocque, BES, M.Sc., MCIP, RPP 
Planning Supervisor 
City of Welland 
60 East Main Street 
Welland, ON, L3B 3X4 

Our File: PLPDV201900675 

Dear Ms. Larocque 

Re: Niagara Peninsula Conservation Authority (NPCA) Comments 
Applications for Official Plan Amendment, Zoning By-law Amendment, and Draft Plan 
of Condominium (Vacant Land) 
Southwoods 
City of Welland 
Applicant: Upper Canada Consulting 
File Nos.: OPA No. 22, By-law 2019-02, 26CD-14-19003 

The NPCA has received applications for Official Plan amendment (OPA), Zoning By-law 
amendment (ZBA), and Draft Plan of Condominium - Vacant Land (VLC) for the above project. In 
support of the applications, the NPCA also received an environmental impact study (EIS), prepared 
by Beacon Environmental, dated July 2019, and a Floodplain Analysis, prepared by Upper Canada 
Consultants, dated July 18, 2019. The purpose of the applications is to establish a condominium 
development consisting of 85 units for townhouse dwellings and a four storey apartment building. 
A block of land containing a Provincially Significant Wetland (PSW) is intended to be dedicated to 
the City. We have reviewed the applications and offer the following comments. 

NPCA Policies 

The NPCA regulates watercourses, flood plains (up to the 100 year flood level), Great Lakes 
shorelines, hazardous land, valleylands, and wetlands under Ontario Regulation 155/06 of the 
Conservation Authorities Act. The NPCA Policy Document: Policies for the Administration of 
Ontario Regulation 155/06 and the Planning Act (NPCA policies) provides direction for managing 
NPCA regulated features. The subject land contains the Draper's Creek Wetland Complex, which 
is a PSW and the 100 year flood plain for Drapers Creek. 
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The PSW is located on the western half of the subject land. The development includes a 15 metre 
buffer to the wetland. NPCA staff have reviewed the EIS and consider the EIS to address the 
criteria of NPCA Policies (Sections 8.2.3.3 and 8.2.3.4) and, therefore, have no objections to 
establishing a 15 metre buffer to the PSW. The EIS notes that the buffer is currently not well 
vegetated. As part of the EIS recommendations, a planting plan (restoration plan) to enhance the 
buffer function. NPCA staff support this. An NPCA Work Permit will be required to implement the 
restoration plan. In addition, the NPCA requires that the PSW and buffer be rezoned to an 
environmental protection or similar category zoning. 

There are several areas of the proposed development that are close to the 15 metre buffer limit. It 
is likely that site servicing and construction will not be able to keep outside of the 15 metre buffer 
and there may be some minor encroachments during the construction phase. Given the current 
state of the buffer and the requirement of a buffer restoration plan, NPCA staff can accept some 
minor encroachment into the buffer during construction . The buffer and agreed-to encroachments 
are to be clearly identified through limit of work fencing installed prior to commencing site servicing . 
An NPCA Work Permit is required for the buffer encroachments. Note that snow storage is not 
permitted within the 15 metre buffer. 

It is understood by NPCA staff that there is a stormwater pipe in the PSW. This pipe was installed 
sometime between 2006 and 2010. NPCA staff have had previous discussions with the Applicant 
who was amenable to addressing the issue of the pipe (i.e ensuring the pipe does not have a 
negative hydrologic impact on the PSW. The EIS was silent on the current impact of the pipe to the 
PSW and did not provide any options for addressing the pipe. NPCA staff require this to be 
addressed as part of the Conditions of Draft Plan Approval. There will need to be additional analysis 
done to determine the impact of removing the pipe (or capping the pipe if physical removal is too 
damaging). In addition, there will need to be an engineering analysis to determine if there would be 
any flooding of adjacent properties as a result of removal/capping. Conditions have been included 
to address this issue. 

The City has indicated that a proper turnaround is required at the terminus of Foxtail Avenue and 
are requiring the developer to construct such turnaround. It is anticipated that the design will be 
some form of a hammerhead. NPCA staff have no objection in principle to this municipal 
infrastructure. Additional environmental work (e.g. an EIS addendum) to examine options for the 
turnaround and address NPCA Policies for public infrastructure (Section 8.2.4) and detailed design 
drawings will be required . An NPCA Work Permit will be required prior to beginning any site 
servicing. 

As noted earlier, there is a portion of the Drapers Creek 100 year flood plain on the subject property, 
particularly along the eastern boundary. The Applicant provided a flood plain analysis that provided 
topographic information and plotted the 100 year flood plain, which is 181 .25 metres asl. Based on 
the analysis, the extents of flood plain on the subject property is less than the NPCA's mapping. 
The site is proposing to include a driveway access and parking within the 100 year flood plain. 
NPCA Policies (Section 4.2.7) allow driveways within the 100 year flood plain where the depth of 
flooding is no greater than 0.3 metres. Based on the flood plain analysis, NPCA staff are satisfied 
in principal that the parking and driveway area can be accommodated with less than 0.3 metres of 
flooding. NPCA staff will require detailed site grading plans to ensure that the extent and depth of 
flooding is in conformity with NPCA Policies. 
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As part of establishing the entrance along South Pelham Road, the Applicant is proposing to realign 
Drapers Creek. NPCA staff have no objection to this in principle subject to an NPCA Work Permit. 

Based on the above, NPCA staff have no objections to the applications as they relate to NPCA 
policies, subject to rezoning the PSW and 15 metre buffer to an Environmental Protection zone 
category and the recommended Conditions of Draft Plan Approval. 

Conditions of Draft Plan Approval 

NPCA staff request the following conditions be incorporated into the Conditions of Draft Plan 
Approval. 

1. That the provincially significant wetland (PSW) and its associated 15 metre buffer be zoned 
Environmental Protection or other similar zone category that achieves the same level of 
protection, to the satisfaction of the Niagara Peninsula Conservation Authority. 

2. That the Developer obtain a Work Permit from the Niagara Peninsula Conservation Authority 
prior to beginning any work related to realigning and crossing the watercourse . 

3. That the Developer obtain a Work Permit from the Niagara Peninsula Conservation Authority 
for any stormwate'r outlets into Drapers Creek. 

4. That the Developer submit to the Niagara Peninsula Conservation Authority for review and 
approval an EIS addendum and engineering analysis that examine that examine the most 
appropriate manner of stopping the existing stormwater pipe from draining the wetland as 
well as the impact of potential flooding as a result. Works to implement the aforementioned 
reports will require a Work Permit from the Niagara Peninsula Conservation Authority. 

5. That the Developer submit to the Niagara Peninsula Conservation Authority for review and 
approval an EIS addendum and detailed design drawings for the proposed turnaround at the 
terminus of Foxtail Avenue. Installation of the turnaround will require a Work Permit from the 
Niagara Peninsula Conservation Authority. 

6. That the Developer submit to the Niagara Peninsula Conservation Authority for review and 
approval a buffer restoration plan. Implementation of the restoration plan will require a Work 
Permit from the Niagara Peninsula Conservation Authority. 

7. That the Developer submit to the Niagara Peninsula Conservation Authority for review and 
approval, detailed grading and construction sediment and erosion control plans. 

8. That the Developer install limit of work fencing along the 15 metre buffer and portions where 
construction encroachments are less than 15 metres, to the satisfaction of the NPCA. The 
limit of work fencing is to be shown on the detailed grading and construction sediment and 
erosion control plans, to the satisfaction of the NPCA. Any construction encroachments into 
the 15 metre buffer require a Work Permit from the Niagara Peninsula Conservation 
Authority. 
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9. That the Developer provide 1.5 metre high chain link fencing along the boundary of the 15 
metre buffer, to the satisfaction of the Niagara Peninsula Conservation Authority. 

10. That conditions 1 to 9 above be incorporated into the Development Agreement between the 
Developer and the City of Welland, to the satisfaction of the Niagara Peninsula 
Conservation Authority. The City of Welland shall circulate the draft Development 
Agreement to the Niagara Peninsula Conservation Authority for its review and approval. 

Conclusion 

At this time, NPCA staff have no objections to the applications subject to the Conditions of Draft 
Plan Approval. I hope this information is helpful. Please send a copy of any staff reports to 
Committee/Council once they are available as well as any notice of any case management 
conferences . If you have any questions, please let me know. 

Regards, 

David Deluce, MCIP, RPP 
Senior Manager, Planning & Regulations (ext. 224) 

cc: Mr. Craig Rohe, MCIP, RPP, Upper Canada Consultants (email only) 
Ms. Lindsay Earl, MCIP, RPP, Region of Niagara (email only) 

4 



Rachelle Larocque 

From: Chris Chappelle .. 
Sent: September 4, 2019 9:30 PM 
To: Rachelle Larocque 

Subject: Comments on FILE NO. OPA, FILE NO. 26CD-14-19003 and FILE NO. 2019-02 

166

CAUTION: This email originated from an external sender. Please do not Glick links or open attachments unless you are 
sure they are safe! 

Good evening Rachelle. 

The following are my comments relative to these matters : 

I oppose the application to amend zoning by-law 2017-17, the official plan amendment application no. 
22 and the application for draft plan of condominium-file 26CD-14-19003, as the plans as submitted 
create excessive density on the subject lands such that it is vastly disproportionate to the density of 
abutting properties. 

The plan to use two storey townhouses creates a density on the developable area of this property 
that is inconsistent with recent Council decisions regarding townhouse condominium developments 
around the City that use bungalow townhouses. Existing townhouse condominium developments 
approved by Council, such as Elmwood Terrace, The Village on Prince Charles and Drapers Creek, 
represent an efficient use of land while promoting intensification, equitable distribution of density and 
enhanced aesthetic appeal. 

As currently proposed, this development will have a detrimental impact on adjacent properties and 
their intended uses. The proposed rear yard setbacks and encroachments into the rear yard are of 
significant importance in this regard as they impact the privacy that has long been established for 
owners of adjacent properties. Any setback should incorporate a buffer zone to separate the new 
development from those existing. 

Traffic in the area will also be impacted by the addition of residents of these proposed 85 townhouse 
condominium units and 50 residential units of the condominium apartment building. South Pelham 
Road is a major corridor between Welland and Pelham and the traffic flow on this Regional Road has 
increased substantially as the result of the developments on Webber Road. The proposed additional 
access to South Pelham from the development in question would be the third intersection in the span 
of just 350 metres between Thorold Road and Sumbler Road, creating an increased strain on an 
already busy section of the road. Additionally, the proposed intersection would cross a span of 
Drapers Creek. Given the Creek's sheer volume and rate of flow during peak periods, safeguards 
must be established to protect and enhance this distinctive resource of our watershed while ensuring 
the safety of pedestrians and cyclists travelling adjacent to the Creek. 

Please contact me if you have any questions regarding my comments. 

Respectfully, 
Chris Chappelle 
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Hi Rachelle - please forward this written submission to Grant Munday, Manager of Development Approvals, 
Planning Division or the appropriate recipient(s). 
Thank you, 
Chris Irwin 
48 Sumbler Rd, Welland, ON L3C 3N9 

To whom it may concern, 

This is my written submission regarding the Application for Draft Plan of Condominium - File 26CD-14-19003, 
submitted on August 31st, 2019 to Rachelle Larocque via email. 

As a resident of Sumbler Road (I live at 48 Sumbler Rd, Welland, ON L3C 3N9), I would like to submit the 
following: 

Part 1 - Vehicle Access from Sumbler Road onto Regional Road 36 (South Pelham Road) 

1. The intersection of Sumbler Road and South Pelham is not controlled (no traffic light). 

2. The increased residential density of the proposed plan will increase traffic volumes at the intersection 
of Sumbler Road and South Pelham Road above current volumes. 

3. Wait times to safely enter South Pelham Road from Sumbler Road are often long with ctment traffic 
volumes, and particularly during peak times (morning and evening). 

4. The extra pressure on South Pelham will increase the inconvenience of waiting for vehicle users entering this 
intersection, and will increase the risk of vehicular collision. 

Question: 
I) Does the proposed development take into account this increased inconvenience and risk to residents using the 
intersection of Sumbler Road and South Pelham? 
2) Does/can planning for this development incorporate a remedy for this extra inconvenience and risk? 

Part 2 - Pedesu·ian access, as well as access for residents with disablilites from Sumbler Road onto Regional 
Road 36 (South Pelham Road) 

1. There is no pedestrian/persons with disabilities infrastructure at the intersection of Sumbler Road and South 
Pelham. 

1 



168

2. The increased residential density of the proposed plan will increase traffic volumes at the intersection 
of Sumbler Road and South Pelham Road above current volumes. 

3. Pedestrians walking onto South Pelham Road from Sumbler Road will face increased traffic volumes. 

4. Wait times to safely walk across South Pelham Road from Sumbler Road are often significant with current 
traffic, and pai1icular during peak times (morning and evening). 

5. Crossing South Pelham, and walking down South Pelham from Snmbler Road to Thorold road is difficult and 
potentially dangerous currently (not wide enough and potentially slippery/uneven footing. 

6. It is not possible for persons using assistive devices such as wheelchairs to use the shoulder for South Pelham 
Road to access services at Thorold Road (it is not wide enough and the te1rnin is gravel and mud). 

7. The extra pressure on South Pelham will increase the inconvenience of waiting for pedestrians and persons 
with disabilities using this intersection 

8. Pedestrians are currently at risk of being struck at this intersection today and that risk will increase with this 
development. 

9. The width of available safe space for pedestrians walking on either side of South Pelham between Sumber 
Road and Thorold road today is, in several places much less then 1 metre. 

QUESTIONS: 
1)) Does the proposed development take into account this increased inconvenience and risk to pedestrians using 
the intersection of Sumbler Road and South Pelham? 
2) Does/can planning for this development incorporate a remedy for pedestrians and people with disablities? 
3) Is there an opportunity to provide better safety and connectedness for pedestrians and people using assistive 
devices using South Pelham Road for travel as part of this development? 

Thank you considering these comments. I look forward to a response to my questions. 

In addition to these written comments I would like to make an oral submission at the Council Hearing on 
September 17, 2019. 

Regards, 
Chris Irwin 
48 Sumbler Road, 
Welland, ON L3C 3N9 
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Rachelle Larocque 

From: Derek Brunet 
Sent: August 23, 2019 11 :19 AM 
To: Rachelle Larocque 
Subject: Re: File 26CD-14-19003 and related applications 
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CAUTION: This email originated from an external sender. Please do not click links or OP.en attachments unless you are 
sure they are safe! 

Thank you Rachelle. 

I would like to express the following concerns regarding the proposed development for discussion at upcoming 
meetings: 

( 1) The proposed development doesn't fit the character of existing neighbourhood. It features small block 
townhouses and and an apartment complex, while most of the neighbourhood is detached and semi-detached 
homes. This could result in declining home values. 

(2) Various safety concerns, namely: 
(a) Increased u·affic on Sparrow Drive and South Pelham Road 
(b) Increased congestion at an already busy intersection (South Pelham & Thorold Road) 
(c) Difficulty turning left onto South Pelham Road from the new proposed access road 
(d) Increased pedestrian traffic on South Pelham Road, which has no sidewalk/ shoulder 

Again, thanks for your help in this matter. 

Derek Brunet 
453 Foxtail A venue 
Welland ON L3C 7N7 
(289) 820-7908 

On Tue, Aug I3, 2019 at 2:26 PM Rachelle Larocque <rachelle.larocque@welland.ca> wrote: 

I Good afternoon Mr. Brunet, 

This email is sufficient. Information regarding the applications will be placed on the City's website. I will 
forward you the link once available. 

Have a lovely afternoon. 

1 
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lvl ------ ----·-- Rachelle Larocque, BES, M.Sc., MCIP, RPP
□ Planning Supervisor 

Planning Division 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L3B 3X4 
Hours: 8:30am-4:30PM 
Phone: (905)735-1700 Ext. 231 o Fax: (905)735-8772 
www .welland.ca 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the 
sender immediately and delete all copies. 

From: Derek Brunet ,___ .. 

Sent: August 13, 2019 1:41 PM 
To: Rachelle Larocque <rachelle.larocque@welland.ca> 
Subject: File 26CD-14-19003 and related applications 

CAUTION: This email originated tram an external sender. Please do not click links or open attachments unless you are 
sure thJ!Y are safe! 

Hello Rachelle, 

I am requesting fonnal notification of this application's decision and any future appeal hearings. I would also 
like the same information for the related Zoning By-law Amendment and Official Plan Amendment: 

- Official Plan Amendment No. 22 

- Zoning By-law Amendment No. 2019-02 

- Plan of Vacant Land Condominium 26CD-14-19003 

2 
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Please confirm that this email message is sufficient. 

Thank you, 

Derek Brunet 

453 Foxtail Avenue 

Welland ON L3C 7N7 

This email has been scanned for spam and viruses by Proofpoint Essentials . Click here to report this email as 
spam. 

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as 
spam. 
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Rachelle Larocque 

From: John marchio • 
Sent: September 6, 2019 12:47 PM 
To: Rachelle Larocque 
Subject: Re: Southwoods Development Proposal -Welland Ontario Amended E-Mail 
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CAUTION: This em9-il originated from an external sender. Please do not click links or open attachments unless you are 
sure they are safe! 
Subject -Application to Amend Zoning By-Law 2017-117 (file No. 2019-02) 

Application for Draft Plan of Condominium - File 26 CD- 14-19003 

Official Plan Amendment Application No. 22 

I am raising objections to the above applications for the following reasons: 

This land is designated as existing low Density (Rll) and should remain as Low Der,sity (Rll). A change in zoning for the 

proposed number of condominiums would make the density far too high for the serviceable lands available in this area. 

I do not agree with the proposed changes that would allow any setback requirements to be altered. The change in rear 

yard setbacks would create an unfriendly environment for the current home owners on the South Side of Sumbler Road. 

The change would allow the proposed condominium decks to be within 10 feet of our property line. The residents on 

the South Side of Sumbler Road would then be living in a fish bowl environment and would lose their privacy totally, A 

buffer area should be created between the houses on the South Side of Sumbler Road and the proposed new 
development 

The proposed development does not include any park land. The developer proposes to transfer the wet lands to the city 

and pay cash in lieu of park land. With the number of proposed units in this area a park is a must for the health, safety 

and well being of the children and the families that will live in this neighbourhood. The development proposes that the 
streets, side yard, backyard and front yard requirements are much smaller which impacts the neighbourhood negatively. 

Children should not be required to walk down South Pelham Road, a high traffic road to get to a park. 

The proposed development is all two storey condominiums and a 4storey apartment building. The two storey 

condominiums will be units of 6 or 4. Any new developments should consider a mixture of bungalows and two storey 

buildings 

I do not agree with the proposed changes to the parking requirements. The proposed development is asking the city to 

approve private roads that are much narrower and tighter than normal. These changes would create a real safety 

concern for all the children and families in the area. In addition, the Apartment building should and needs a loading 

space. 

The density of the proposed development (135 units) would certainly create drainage problems for the existing 

residences. The run off from these additional units in such a small area which was previously designated wet lands will 

certainly create a drainage and flooding problem. This area was once a considered a designated wet land until a 

developer cut most of the trees in the area and installed an unapproved draining system to remove the water in the wet 

lands. The wet land area has now become much smaller. 

The flood line area on South Pelham Road is also being changed. The developer tells us this is just a minor change. Is it? 

1 
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South Pelham Road currently floods when there is heavy rain. Adding the run off of another 135 units will only make the 

problem worse. The city of Welland has a pumping station at the corner of South Pelham Road and Fitch Street. Nearly, 

every time it rains the pump needs servicing. This proposed development will only make this situation worse. 

The proposed development is asking for the region to build an entrance off of South Pelham Road between So beys and 

existing houses. This will negatively impact Draper's Creek. 

The proposed development is asking the region to expand South Pelham Road and create a turning lane into the new 

development. If you know the area at all, you know this will create a traffic disaster. This is a high traffic area as it is and 

I believe their traffic study impact is greatly understated. 

In conclusion, this development should not be approved as requested without addressing the issues and concerns 

summarized above. 

John Marchio 

51 Sumbler Road 

Welland Ont. 

L3C 3Pl 

From: John marchio 
Sent: September 6, 2019 12:35 PM 
To: Rachelle Larocque <rachelle.larocque@welland.ca> 
Subject: Re: Southwoods Development Proposal -Welland Ontario 

Subject-Application to Amend Zoning By-Law 2017-117 (file No. 2019-02) 

Application for Draft Plan of Condominium - File 26 CD- 14-19003 

I am raising objections to the above two applications for the following reasons: 

This land is designated as existing Low Density (Rll) and should remain as Low Density (Rll). A change in zoning for the 

proposed number of condominiums would make the density far too high for the serviceable lands available in this area. 

I do not agree with the. proposed changes that would allow any setback requirements to be altered. The change in rear 

yard setbacks would create an unfriendly environment for the current home owners on the South Side of Sumbler Road. 

The change would allow the proposed condominium decks to be within 10 feet of our property line. The residents on 

the South Side of Sumbler Road would then be living in a fish bowl environment and would lose their privacy totally. A 

buffer area should be created between the houses on the South Side of Sumbler Road and the proposed new 

development 

The proposed development does not include any park land. The developer proposes to transfer the wet lands to the city 

and pay cash in lieu of park land. With the number of proposed units in this area a park is a must for the health, safety 

2 
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and well being of the children and the families that will live in this neighborhood. The development proposes that the 

streets, side yard, backyard and front yard requirements are much smaller which impacts the neighborhood 

negatively. Children should not be required to walk down South Pelham Road, a high traffic road to get to a 

park. 

The proposed development is all two storey condominiums and a 4 storey apartment building. The two storey 

condominiums will be units of 6 or 4. Any new developments should consider a mixture of bungalows and two storey 

buildings 

I do not agree with the proposed changes to the parking requirements. The proposed development is asking the city to 
approve private roads that are much narrower and tighter than normal. These changes would create a real safety 

concern for all the children and families in the area. In addition, the Apartment building should and needs a loading 

space. 

The density of the proposed development (135 units) would certainly create drainage problems for the existing 

residences. The run off from these additional units in such a small area which was previously designated wet lands will 

certainly create a drainage and flooding problem. This area was once a considered a designated wet land until a 

developer cut most of the trees in the area and installed an unapproved draining system to remove the water in the wet 

lands. The wet land area has now become much smaller. 

The flood line area on South Pelham Road is also being changed. The developer tells us this is just a minor change. Is it? 

South Pelham Road currently floods when there is heavy rain. Adding the run off of another 135 units will only make the 

problem worse. The city of Welland has a pumping station at the corner of South Pelham Road and Fitch Street. Nearly, 

every time it rains the pump needs servicing. This proposed development will only make this situation worse. 

The proposed development is asking for the region to build an entrance off of South Pelham Road between So beys and 

existing houses. This will negatively impact Draper's Creek. 

The proposed development is asking the region to expand South Pelham Road and create a turning lane into the new 

development. If you know the area at all, you know this will create a traffic disaster. This is a high traffic area as it is and 

1 believe their traffic study impact is greatly understated. 

In conclusion, this development should not be approved as requested without addressing the issues and concerns 

summarized above. 

John Marchio 

51 Sumbler Road 

Welland Ont. 

L3C 3Pl 

3 
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From: Rachelle Larocque <rachelle.larocque@welland.ca> 
Sent: September 5. 2019 n •rn; PM 

To: John marchio · 
Subject: RE: Meeting Notes of Aug. 29,2019 

Hi John, 

As I had indicated at the meeting, I will send them when they're available. I did mention at that time that they 
might not be completed by September 6th . They have not been typed up yet as I've been in meetings for the 
past two days. When they have been typed up, I will send them along. 

Sincerely, 

Rachelle Larocque, BES, M.Sc., MCIP, RPP 
Planning Supervisor 
Planning Division 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L3B 3X4 
Hours: 8:30am-4:30PM 
Phone: (905)735-1700 Ext. 231 O Fax: (905)735-8772 
www.welland.ca 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender 
immediately and delete all copies. 

From: John marchic 
Sent: September 5, 2019 9:42 AM 
To: Rachelle Larocque <rachelle.larocque@welland.ca> 
Subject: Re: Meeting Notes of Aug. 29,2019 

CAUTION: This email o!l_gJ!l_ated from_?n external sender. Please do not click links or OP.en attachments L!_nless you are 
sure t~ are safe! 
Hi Rachelle 

Would you please send me your notes of South woods Development from Aug. 29, 2019 further to our 

previous discussion at the meeting. 

John Marchio 

From: Rachelle Larocque <rachelle.larocque@welland.ca> 
Sent: September 3, 2019 3:40 PM 
To: John marchic 
Subject: Automatic reply: Meeting Notes u, Aug. 29,2019 

" 
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I will be out of the office on Tuesday, September 3, 20i 9 and returning to the office on Wednesday, 
September 4, 2019. If you need immediate assistance, please contact Grant Munday 
grant.munday@welland.ca. 

Sincerely, 
Rachelle Larocque 

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as 
spam. 

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as 
spam. 
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Rachelle Larocque 

From: 
Sent: 
To: 
Cc: 
Subject: 

John marchio 
December 4, 2019 9: 18 AM 
Grant Munday; Councillor Davi
Rachelle Larocque; Travers Fitz
Re: Southwoods Development 

d McLeod; Councillor Leo Van Vliet 
patrick 
- South Pelham Road Welland Ontario 
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CAUTION: This email origina ted from an external sender. Please do n0t click finks or open attachments unless you are 
sure they are safe! 
Good Morning : 
I am following up on my previous e-mail dated Oct. 29, 2019. 
Thank you again for your consideration in this matter. 

John Marchio 

From: John marchic 
Sent: October 29, 2019 4:06 PM 
To: Grant Munday <grant.munday@welland.ca>; Councillor David McLeod <david.mcleod@welland.ca>; Councillor Leo 
Van Vliet <leo.vanvliet@welland.ca> 
Cc: Rachelle Larocque <rachelle.larocque@welland.ca>; Travers Fitzpatrick <travers.fitzpatrick@welland.ca> 
Subject: Re: Southwoods Development - South Pelham Road Welland Ontario 

Good afternoon Mr. Munday 

I would like to obtain the data that was utilized to come to the decision that the traffic study factors would 
fall within the 1% per year increase. 

What are the current traffic numbers utilized and where are they sourced? 

What are the increased traffic numbers for each of the development areas that I outlined in my previous e­
mail? 

Are all the development areas that I outlined are being considered as a total or are they being considered one 
at a time to arrive at the less than 1% per year? 

Thank you in advance for your assistance and co-operation in this matter. 

John Marchio 

From: Grant Munday <grant.munday@welland.ca> 
Sent: October 25 . 2019 4:24 PM 
To: >; Councillor David McLeod <david.mcleod@welland.ca>; Councillor Leo Van 

Vliet <leo.vanvliet@welland.ca> 

1 
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Cc: Rachelle Larocque <rachelle.larocque@welland.ca>; Travers Fitzpatrick <travers.fitzpatrick@welland.ca> 
Subject: RE: Southwoods Development - South Pelham Road Welland Ontario 

John, 

Thank you for your email. The will be added to the public record concerning this matter and will be addressed in the 
Final Recommendation Report to Council. 

The Traffic study factors an increase of background traffic of 1% per year to a assess future traffic conditions. This would 
accommodate for the other developments your speaking of. 

Sincerely, 

Grant Munday 
Manager of Development Approvals 
Planning Division 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street, Welland, Ontario L3B 3X4 
Phone: (905)735-1700 Ext. 2240 Fax: (905)735-8772 
www.welland.ca 

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review, 
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender 
immediately and delete all copies. 

From: 
Sent: October 24, 2019 10:28 AM 
To: Grant Munday <grant.munday@welland.ca>; Councillor David McLeod <david.mcleod@welland.ca>; Councillor Leo 
Van Vliet <leo.vanvliet@welland.ca> 
Subject: Southwoods Development - South Pelham Road Welland Ontario 

CAUTION: This ermail originated from an extern?! se.nder-'__E!_ease do not click links or OR~ ttachrnents unless you afe: 
swr~__they ~ safel 
Hi Grant: 

Further to our discussion of Oct. 24, 2019, I would like to raise the following concerns with the traffic study completed 

for the Southwoods Development in Welland on South Pelham Road. 

• The study does not take into account the building of the 3 storey condominium at 529 South Pelham 
Road and the it's impacts on the traffic in this area. 

• The study does not take into account the development already in progress on the north east corner of 
South Pelham Road and Webber Road and the impact this development will have on the area 

• The study does not consider the development that is proposed and approved by the city at the north 
west corner of South Pelham Road and Webber Road and it's impacts to this area. 

2 
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• The study does not take into account the new business development at 618 South Pelham Road 
formerly Dave's Small engine repair. 

• The study does not take into account the new development currently being built at the west corner of 
Quaker Road and South Pelham Road. 

All of the above development massively increases traffic on South Pelham Road. It is already extremely difficult to make 

a left-hand turn onto South Pelham Road. Approving another side street on, so close to the Thorold Road and South 

Pelham would create a traffic disaster for both drivers and pedestrians. 

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as 
spam. 

This email has been scanned for spam and viruses by Proofpoint Essentials . Click here to report this email as 
spam. 
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Reference: 
Mountainview Developments Inc. 
Southwoods Draft plans 633 South Pelham Rd.Welland 

Welland City Council Meeting 
September 17, 2019 

Statutory Public Hearing in accordance with the requirements of the Planning Act 

Wetlands are among the most productive and diverse habitats on Earth and form an important part of 
Ontario's landscape. From the swamps and marshes in the southern part of the province to the vast 
peatlands in the north, wetlands play a vital role in supporting Ontario's rich biodiversity and providing 
essential ecosystem services on which Ontarians depend tor health and well-being. 

Urbanization crowds out wetlands. Over 80 percent of the wetlands near major cities have been 
converted to farmland or turned into urban sprawl. In southern Ontario, more than 70 percent of 
wetlands have disappeared altogether, gobbled up by roads, farmland, housing and industry. Wetlands 
are particularly vulnerable to climate change. 

NPCA POLICY DOCUMENT 

3.3.1 Regulated Areas 

Through section 28 of the ConseNation Authorities Act and Ontario Regulation 155/06 
the NPCA has the authority to regulate and approve development within its Regulated 
Areas. The NPCA's regulated areas are comprised of several components, including 
the following: 

• wetlands 
• other areas where development could interfere with the hydrologic function of a 

wetland, including areas up to 120 metres (394 feet) of all provincially significant 
wetlands and wetlands greater than 2 hectares in size, and areas within 30 
metres (98 feet) of wetlands less than 2 hectares in size. 

The buffer can only be reduced to 15 metres if the EIS concludes that it will have 
no negative effect on the PSW. 

As this development is within the Urban Area, the EIS will be approved by the City 
of Welland rather than by the Niagara Region. 

Is development more important than Welland's commitment to the environment? 

"Campion said people want to move to Welland to escape seeing 'hundreds of acres of 
cookie-cutter houses. If we turn into that, why would we want to be here?' Throughout 
the entire region, he said municipalities need to protect assets, from tender fruit lands to 
green spaces, and wetlands." June 29,2016 The Tribune, by Allen Benner 

The correct decision is yours to make. 
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Mountainview Southwoods 
Environmental Impact Study 
Prepared By Beacon Environmental Dated: July 2019. 

Excerpts from EIS (in black) 
Comments (in blue) by D. Labute, Sumbler Rd. Welland 

Pg. 3 
1.2.4 Niagara Peninsula Conservation Authority 
Ontario Regulation 155/06 (2006) Wetlands, watercourses and valleylands and their adjacent lands are 

regulated within the jurisdiction of the Niagara Peninsula Conservation Authority (NPCA) pursuant to Ontario 
Regulation 155/06. Under the Regulation the NPCA has regulatory power to prevent or restrict development 
within defined regulated areas. For the permitting and enforcement associated with Ontario Regulation 155/06 
the NPCA Policy Document: Policies for the Administration of Ontario Regulation 155/06 and the Planning Act 
2018, provides direction. For the subject lands Ontario Regulation 155/06 applies to the PSW Wetland Unit 15 
and Draper' s Creek and its floodplain. 

2.3.6 Feature Staking 
A revised boundary of boundary of the PSW Wetland Unit 15 was staked and surveyed by the MNRF in August 
of 2013 {see MNRF letter in Appendix 1}. This revised wetland boundary is presented on the development plans 
prepared by UCC. No other feature staking with the NPCA or MNRF was required for this EIS. 

The 2014 survey by the consulting firm did not conclude that the area qualified as a PSW and recommended 
that it be removed from the Region's Official Plan Re ROPA 11 in May 2016. 

Has the PSW increased to its original 2009 boundary since the wetland area is wet again? The pipe appears to 
be clogged since winter 2017/18. 

Should the boundary have been remapped for this EIS (2019} if the validity of the wetland area was 
questionable? Wetlands are considered an open file 

Pg.12 
3.2 Vegetation Communities 
Cultural communities represent vegetated areas that support a plant community that has been strongly 
influenced by human activities, both past and present, for example pine plantations or the naturalization of a 
fallow agricultural field. The subject lands have been significantly impacted by human activity, initially by 
clearing for agriculture, and more recently as a result of regular mowing over a number of years. 

In 2012 the MNRF could not remap the PSW as requested until the mowing had stopped for 1 year. This was 
to enable regrowth of vegetation which could then be identified as wetland and upland plants. 

The PSW was remapped in Aug 2013 by the MNRF with the drain pipe in place. 

Was the drain pipe a factor in the reduction of the wetland area? 

Pg.12 
3.2.2 Cultural Communities 
Wetland Cultural Communities Willow Mineral Thicket Swamp (SWT2-2) 
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This 1.68 ha thicket swamp wetland is identified as a Wetland Unit 15 of the Provincially Significant (PSW) 
Draper's Creek Wetland Complex. The community has developed in long fallowed farm field and is supported 
by local surface water flows. 

The wetland is supported by local surface water flow {snow melt and rain), a key factor in its existence. 

Pg. 19 
3.4 Birds 

Only twenty-two (22) bird species were recorded on or directly adjacent to the subject lands and are presented 
in Table 4. The site supports a very low diversity of bird species, the majority of which are common urban/rural 
tolerant species inhabiting small woodlots, forest edges, hedgerows, thickets, fields and agricultural landscapes. 
The field/thicket bird community is well represented 

There is no mention of geese (perched on rooftops for weeks in spring) ducks, hawks, or wild turkeys (all 
seen in abundance). 

Pg. 22 
3.5.1 Amphibians 

Four species of amphibians were recorded to be breeding in the wetland thicket swamp. Code 2 chours was 
recorded for three species, the Chorus Frog ,Spring Peeper and Northern Lepard Frog Northern Leopard Frog 
Code 1 was recorded for the American Toad. All species are common to the Niagara Region (Yagi et al. 2009). 
The more aquatic species, the Green Frog and salamanders were not recorded as the standing water 
associated with small ponding areas in the spring are very shallow, and no standing water is present past 
midsummer. 
No mention of Wood Frogs in 2019 EIS. See photo below taken at 75 Sumbler Rd. within the 30 M buffer. 

On August 19, 2019 water was still present in the PSW. 

2015 EIS pg. 24 stated that "In addition, no adults for these species were noted for the property during any of 

the surveys conducted on the property." (May2012 to Oct 2014) "No standing water is present past May, and 
habitat for more aquatic species such as Green Frog (Lithobates clamitans} and Leopard Frog 
(Lithobatespipiens) is not present" 

Wood frog Sept 8, 2019 Green frogs have been present in my yard since I moved there in 2005 

·-,.:} ~ -:. 
·r . '-

Chorus Frogs, Spring Peepers, Leopard Frogs, Green Frogs, Wood Frogs and Toads have all 

been seen within 30 metres of the wetland 

Pg.22 
3.6.1 Endangered Species of Bats 
In Niagara four species of bats occur that are listed as provincially endangered and receive species and general 

habitat protection under the Endangered Species Act (ESA 200n the Little Brown Myotis (Myotis lucifugus), 
Northern Myotis (Myotis septentrionalis), Eastern Small-footed Myotis (Myotis leibii) and Tri-colored Bat 
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(Perimyotis subflavus). The MNRF identified that these species may be present within wooded areas of the 
subject lands (Appendix 1). For th ese species summer roost and maternity sites are associated with trees that 
support cracks, crevices, holes and cavities, as well as loose bark and clusters of old leaves, including squirrel 
nests. 

For this EIS a leaf off survey of the subject lands was conducted in early May 2019 and no snag trees were 
found to be associated with two small stands of trees. 

Were the snag trees within the PSW or within its 30 m buffer checked? 

Pg.27 

5.1 Assessment of Potential Impacts 

5.1.1 Direct Impacts 
For the proposed plan, the development of the land will result in the removal of 2.87 ha of Cultural Meadow 

(CU Ml). No wetland area or woodlands will be removed. Though no physical removal of wetland will occur, 

the wetland-'s presence is dependent on local overland surface water flow from 
snow melt and rain events. Alterations of the surface water flows away from the 
wetland could result in either a reduction in wetland areap or the completed long­
term loss of the entire wetland area. Beacon Environmental Impact Study 2019 Pg, 27 

So, according to the above statement, removing the water runoff from the rear yards on 
Sumbler Rd. could cause the total destruction of t he wetland! 
The property at 65 Sumbler Rd feeds the wetland with natural spring water pumped into a 
ditch running south to the PSW (Fig 1) 
Rear yard flooding Nov to May (Fig 2) 

Figure 1 Figure Z 

5.1 .2 Mitigation for Direct Impacts 
However, as works will occur within lands adjacent to Wetland Unit 15, that are regulated by the NPCA 
pursuant to Ontario Regulation 155/06, Development, Interference with Wetlands and Alterations to Shorelines 
and Watercourses, permit requirements will need to be addressed with the NPCA. 

Permits to allow alterations within the PSW and the buffer zone? 
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Construction of roads to the edge of the buffer boundary and the digging of a dry pond along the same 
boundary from within the buffer? 

It states that the "development is being proposed wholly outside of the PSW and proposed 15 m buffer. 

Where is all the snow going to be stored? In the northwest corner? At the turning bulb at the Sparrow Drive 
entrance? What is stopping contaminated snow from entering the PSW buffer or the PSW? 

Who will determine the elevation of the outer perimeter of the dry pond? 

Will the dry pond outer perimeter surface elevation be higher than the springtime surface water level within 
the PSW? 

Will the dry pond choke the PSW of the surface water runoff from the rear yards on Sumbler Rd? (Fig 2) 

Will the dry pond alter the breeding habits/location of the amphibians? 

Pg.30 
5.2.115 Meter Buffer Setback to Wetland Unit 15 
The proposed development plan has identified a 15 m protective buffer setback from the wetland boundary 
and the erection of 1.5 m high chain link fence along the buffer boundary. This buffer area and fence is 
intended to mitigate against potential indirect impacts associated with adjacent residential land use, trampling 
and removal of wetland vegetation, composting and dumping waste within the wetland, and noise and visual 
disturbance on the wetland's fauna. In addition, the plan shows that a low disturbance storm water pond will 
be located along much of the buffer edge, with residential units directly adjacent to the buffer boundary 
occurring in only two locations, Unit 36 in the north, and Units 44 through 53 in the south. At this time the 
buffer lands are not well vegetated, represented by open grass field (Photograph 13) and a buffer planting plan 
is required to increase the protective function of the buffer. The planting plan should focus on the planting of 
conifer tree species to provide a year-round protective function. The details of the planting plan are to be 
approved by the NPCA, Niagara Region and the City of Welland. 

Does the PSW buffer zone need to be replanted? Are conifer trees the correct choice? 

It is thriving well now without human interference. 

Will the chain link fence extend from the southwestern corner at Foxtail Ave to the northeastern corner of 
the PSW buffer? 

The Wetland Evaluation Report Draper's Creek July 24, 2009 MNRF 
,... . - . . - - . -

An excellent dh'ene runphibian community exim throu2hout thr wetland complex consisting of early 
callers as well a!'ii later caning species. This indicates the presence of temporal -as well as permanent 
fish free arca!i for successful brl!'edine and functionin~ di!ipersal mechani!im'i (i,e linkaf1;es). 
A diyerse fish community fa present within the creek and connected floodplain arei:IS, 

Some small wetland units < 0.5ho are included hecnuse of amphibian or fish hnhitat functions. These 
a1-ens were hie:eer when ·we fint evaluated and were m.,de smaJlet· from 11.J'han de,·elopmeot \'et the 
functions l'emain important to the resident wildlife community. 
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These areas were bigger when first evaluated and were made smaller from urban 
development yet the function remains important to the resident wildlife community. 

The rear yards on Sumbler Rd. from 81 down to 45 and beyond are filled with frogs (various 
species) all summer long. Come see for yourself. You have to move them out of the way when 
mowing the lawn. 

The 15 metre buffer is only a recommendation by the Developer's Consultant. 
The NPCA will review and decide the buffer size. 

Summary 
• Aug/Sept 2019: Six amphibian species were sighted within 30 metres of 

the PSW. 
• EIS has several references to restoring, altering, buffer zone or work 

occurring within lands adjacent to wetland. What activities are going to 
occur within the buffer zone? It's not clear! 

• Were the required surveys performed within the 30 metre buffer zone? 

• Should a dry pond designed to gather heavy rain water overflow be 
positioned on the boundary of the PSW buffer zone? What damage could 
it do? 

• If drainage of surface water from the rear yards on Sumbler Rd. is 

obstructed, what impact will it have on the PSW? "the wetland's 
presence is dependent on local overland surface water flow from snow 
melt and rain events. Alterations of the surface water flows away from 
the wetland could result in either a reduction in wetland area, or the 
completed long-term loss of the entire wetland area.,, 

• The volume of water currently in the PSW seems comparable to prior to 
the drain pipe installation. Is the revised boundary (2013) now 
questionable? 

As this development is within the Urban Area, the EIS will be 
approved by the City of Welland rather than by the Niagara Region. 

I would like to thank the Planning staff, Infrastructure & Development 
Services and Welland City Council for their time and efforts to resolve 
the drain pipe issue within the PSW. 
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Appendix VI 

Upper Canada Plal\nlng 
& Englnoerlno Ltd,UPPER CANADA 
3-30 Hannovor Drive CONSULTANTS St. Cgthcirines, ON L2W 1A3 

T: 905-666-9400fN{:,/r,.!ffRS I PlANNfRS 
F: 505 -686-5274 

December 4, 2019 

To: Rachelle Larocque, BES, MCIP, RPP Mayor and Council 
Planning Supervisor C/O Tara Stephens, City Clerk 
City of Welland City of Welland 
60 East Main Street 60 East Main Street 
Welland, ON L3B 3X4 Welland, ON L3B 3X4 

Re: Responses to Comments Received Regarding Southwoods 

On behalf of our client Mountainview Developments Inc., please accept this letter containing responses 
to comments and conditions of approval provided from members of the public, council and review 
agencies regarding the proposed Southwoods Condominium development (City File Nos. 26CD-14-
19003, OPA 22 & 2019-02) 

A request was made by our client on October 1, 2019 to appear as a delegation before City Council on 
the evening when the applications are to be brought forward for council consideration. This request 
was denied by the City Clerk on October 4, 2019. While our client can respect the position of the 
municipality, they now feel that there is no opportunity to publically respond to many questions and 
statements made by both the attendees and members of Council. 

To ensure that these clarifications are made available prior to a decision being made, we are copying the 
Mayor and Council on this submission to the Planning department and trust that it will be given due 
consideration prior to a decision being made on the submitted applications. 

For matters pertaining to specific comments from the NPCA and Niagara Region regarding the 
Environmental Impact Study and Transportation Impact Study, individual response letters have been 
formulated by the respective qualified professionals and are provided with this submission. 

If you have any questions or require any further information or copies, please contact the undersigned. 

Sincerely, 

Craig A. Rohe, M.PI., MCIP, RPP 
Senior Planner 
Upper Canada Consultants 

CC: Mark Basciano, President, Mountainview Developments Inc. 
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UPPER CANADA 
CONSULTANTS 

Comment Response Table - Southwoods 

No. Comment 

1 

Permits to allow alterations within the PSW and Buffer Zone 

2 
Construction of Roads to the edge of the buffer boundary and 
the digging of a dry pond along the same boundary within the 
buffer. 

3 
It states that the development is being proposed wholly 
outside of the PSW and proposed 15 m buffer. 

4 Where is all the snow going to be stored? In the northwest 
corner? At the turning bulb at the Sparrow Drive entrance? 
What is stopping contaminated snow from entering the PSW 
buffer or PSW. 

5 Who will determine the elevations of the outer perimeter of 
the dry pond 

6 Will the dry pond outer perimeter surface elevation be higher 
than the springtime surface water level within the PSW? 

Will the dry pond choke the PSW of the subsurface water 
runoff from the rear yards of Sumbler road? 

Will the Dry pond alter the breeding habits/ location of 
amphibians. 

Upper c.anada Planning 
I EnglnHrln11 Ud. 

3-30 Hanno-or Drivo 
St. Catharine,, ON 1.2W 1A3 

T: 905- 688-9400 
F: 905-688-5274 

Authority/Person Response 

An NPCA permit is required to install the buffer 
planting plan and the required 1.5 m fence. 

Don Labute 
75 Sumbler Road Any alteration of the wetland requires approval 

from MNRF. No site alteration is proposed to the 
wetland feature. 

Encroachment into the buffer may be required to 
Don Labute complete some infrastructure works. This would 

75 Sumbler Road be included in the scope of an NPCA work permit 
and subject to restoration. 

This is correct. 
Don Labute 

75 Sumbler Road No development is proposed within the feature or 
15 m buffer. 

Don Labute Snow storage areas to be determined through Site 
75 Sumbler Road Plan. Review agencies to approve. 

Don Labute The applicant's professional engineer. This will be 
75 Sumbler Road reviewed by City and required agencies . 

Don Labute The pond will be designed and reviewed through 
75 Sumbler Road the site plan process. 
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UPPER CANADA 
CONSULTANTS 
ENGiNEFRS / P£A~'NEe5 

No. Comment 

7 
Does the PSW buffer zone need to be replanted . Are conifer 
trees the correct choice? 

I 

8 

Will the chainlink fence extend from the southwestern corner 
of foxtail avenue to the northeastern corner of the PSW 
Buffer? 

I 

9 

The EIS has several references to restoring, altering, buffer 
zone or work occurring within lands adjacent to the wetland. 
What activities are going to occur within the buffer zone. It's 
not clear! 

1!0 
Should a dry pond designed to gather heavy rain water 
overflow be positioned on the boundary of the PSW buffer 
zone? What damage could it do. 

I 

11 
The proposed development doesn' t fit the character of the 
existing neighbourhood. It features small block townhouses 
and an apartment complex, while most of the neighbourhood 
is detached and semi-detached homes. This could result in 
declining home values. 

Upper CoMtlo Planning 
ll Englnearln!iJ Ltd. 

3-30 Hannover Drivllil 
St. Cathorines, ON L2W W 

T: 905- 688-940D 
F: 9D5-588-5274 

Authority/Person Response 

A buffer planting plan is required and will be 
Don Labute prepared by a qualified professional. They will 

75 Sumbler Road select appropriate species. NPCA, City and region 
will all approve. 

The fence is planned to be installed along the 
entire interface of the proposed development and 

Don Labute 
Block 1. 

75 Sumbler Road 
It is unclear if a fence will be requ ired along the 

end of Foxta il. This can be addressed through Site 
Plan . 

The buffer zone will be planted, consistent with 
the recommendations of the EIS. It will be fenced 

off with no access gates and left to naturalize. 
Don Labute 

75 Sumbler Road No development, site alterat ion or activities of any 
kind are to occur in the buffer. The lands will be 
transferred into the ownership of the City upon 

registration. 
Locating the dry pond next to the PSW allows for 

Don Labute the surge of stormwater to be outletted overland 
75 Sumbler Road to a wet area. This will prevent the flooding of this 

development and adjacent properties . 

The proposed dwelling types and values are in 
keeping with the general character of the western 

Derek Brunet area of Welland . 
435 Foxtail 

Avenue Townhomes and semi-detached dwellings are 
compatible and are of similar construction, height 

and scale. 
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UPPER CANADA 
CONSULTANTS 
ENGINEERS l ,~i.ANNERS 

No. Comment 

12 Various safety concerns, namely: 

a) Increased traffic on Sparrow Drive and South Pelham 
Road 

b) Increased congestion at an already busy intersection 
(South pelham and Thorold Road) 

c) Difficulty turning left onto South Pelham Road from 
the new proposed access road . 

d) Increased pedestrian traffic on South Pelham Road, 
which has no sidewalk/shoulder. 

I 

13 Vehicle Access from Sumbler Road onto Regional Road 36 
(South Pelham Road) 

a) The intersection of Sumbler Road and South Pelham 
Road is not controlled (no traffic light) 

b) The increased residential density of the proposed plan 
will increase traffic volumes at the intersection of 
Sumbler Road and South Pelham Road above current 
volumes. 

c) Wait times to safely enter South Pelham Road from 

Uppar Canada Planning 
• En.slneerlng Ltd. 

3-30 Honncrv..,. Drive 
St. Catharine•. ON L2W iA:l 

T: 905-686-9400 
F: 905-686-527-4 

Authority/Person Response 

Other Freehold Town homes exist at the corner of 
Sparrow Drive and Thorold Road, with semi-

detached dwellings also located on Sparrow Drive. 

Based on the TIS completed by Paradigm, no 
impacts to the existing level of service for South 

Pelham Road or Thorold Road are expected. 

Any existing deficiencies on South Pelham Road 
should be addressed by Niagara Region . 

Derek Brunet 
435 Foxtail Any sidewalks proposed within a municipal right-

Avenue of-way would need to be approved by the City 
and/or Region. The existing Drapers Creek 

alignment prevents one from being provided along 
the western side of South Pelham Road. 

An internal gate for access/egress to the So beys 
Plaza is supported by our client. 

The comment is correct that Sumbler/South 
Pelham are not signal controlled. 

As part of the required Transportation Im pact 
Chris Irwin Study, the applicant was required to evaluate 

48 Sumbler Road impacts on the intersection of South Pelham Road 
and Sumbler Road . Based on that analysis, there 

will be no change in the level of service at 
Sumbler/South Pelham. 

189
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Upper Canada Plannln; 
& Engln.arlng Ltd.UPPER CANADA 
3-30 Hannover Drive 
St. Cathorines, ON L2W 1A3CONSULTANTS 
T: 905•686-9400EltGINEi:RS I PUlt.'NEP.S 
F: 90S-688-5274 

I I 

No. Comment Authority/Person Response 

Sumbler are often long with current traffic volumes, No access is proposed from the development onto 
and particularly during peak times (morning and Sumbler Road . 

I evening) 
d) The extra pressure on South Pelham will increase the The only increases in volume would be traffic 

inconvenience of waiting for vehicle users entering this leaving the site from Sparrow or South Pelham and 
intersection, and will increase the risk of a vehicular proceeding northbound. 
collision. 

Does the proposed development take into account the 
increased inconvenience and risk to residents using the 
intersection of Sumbler Road and South Pelham? 

Does/can planning for this development incorporate a remedy 
for this extra inconvenience and risk? 

14 Pedestrian access, as well as access for residents with As noted, the intersection of Sumbler Road and 
disabilities from Sumbler Road onto Regional Road 36 (South South Pelham Road is not signalized and there is 
Pelham Road) no formal, legal pedestrian crossings in place. 

' 
I 

a) There is no pedestrian/persons with disabilities Mr. Irwin's comments appear to be related to a 
infrastructure at the intersection of Sumbler Road and perceived existing condition related to both 
South Pelham. regional and municipal infrastructure and are 

b) The increased residential density of the proposed plan Chris Irwin beyond the scope of the submitted applications. 
will increase traffic volumes at the intersection of 48 Sumbler Road 
Sumbler Road and South Pelham Road above current Over time the City and Region will review and 
volumes. assess the needs, desires and provision of 

c) Pedestrians walking onto south pelham road from pedestrian walkways to be provided. 
sumbler road will face increased traffic volumes 

I 
d) Wait times to safely walk across south pelham road Development charges from this development will 

from Sumbler road are often significant with current contribute to the provision of area sidewalks and 
traffic, and particular during peak times (morning and bicycle lanes. 
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Upper Canada Planning 
& Engineering Ltd. UPPER CANADA 
3-30 Honr.ovar Drive 
St. Catharines, ON L2W 1A3CONSULTANTS 
T: 905- 6e8-9•00 
F: 90S-686-5274 

No. Corpment Authority/Person Response 

evening). 
e) Crossing South Pelham, and walking down South 

Pelham from Sumbler Road to Thorold Road is difficult 
and potentially dangerous currently (not wide enough 
and potentially slippery/uneven footing. 

f) It is not possible for persons using assistive devices 
such as wheelchairs to use the shoulder for South 
Pelham Road to access services at Thorold Road (it is 
not wide enough and the terrain is gravel and mud) 

g) The extra pressure on South Pelham will increase the 
inconvenience of waiting for pedestrians and persons 

I 

with disabilities using the intersection 
II h) Pedestrians are currently at risk of being struck at this 

intersection today and that risk will increase with this 
development 

i) The width of the available safe space for pedestrians 
walking on either side of South Pelham between 
Sumbler Road and Thorold Road today is, in several 
places much less than 1 metre. 

,I 

Does the proposed development take into account this 
increased inconvenience and risk to pedestrians using the 
intersection of Sumbler Road and South Pelham? 

Does/can planning for this development incorporate a remedy 
for pedestrians and people with disabilities? 

Is there an opportunity to provide better safety and 
connectedness for pedestrians and people using assistive 
devices using south pelham road for travel as part of this 
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UPPER CANADA 
CONSULTANTS 
~.\t(;;NEcRSI i:. U-!N/'ff,'i'S 

No. Comment 

development. 

15 As a resident of a freehold town home on Thorold Road I am 
concerned about traffic use from Sparrow Access to street 
lights on Thorold Road at south Pelham. A study to assure safe 
Southwoods exit and sight lines to especially narrow roadways 
in the development 

16 

' Developer should be responsible for South Pelham road/ditch 
improvements and sidewalks to access plazas. 

11 

17 

' 
...Concerns about Drapers Creek overflowing from Font hill to 
Webber Road, and potential for sewer back ups. 

18 
The high density of homes and highrise in the small area is 
overpopulation and less privacy. 

Upper cana<1a Planning 
& Engineering Ltd. 

3-30 Hannover Oriva 
St. Cothorines, ON L2W 1A3 

T: 905•6B8-94()0 
F: 905-58&-527◄, 

Authority/Person Response 

A traffic impact study was scoped by Niagara 
Region and the City of Welland and prepared by 
Paradigm Transportation Solutions. The report 
indicates no safety concerns or reduction in the 

Ann Woods level of service for any existing intersections. 
716 Thorold Road 

Ann Woods, 716 
Thorold Road 

The developer is responsible for any required 
works associated with a new connection to South 

Pelham road. A new sidewalk connection to 
Sobeys is supported, but will need to be provided 
from an internal point of the development due to 

the ditch along South Pelham Road. 

Ann Woods 
716 Thorold Road 

Stormwater management is required on site and is 
reviewed and approved by the City and Region . 

Post development stormwater flows cannot 
exceed predevelopment flows. 

Ann Woods 
716 Thorold Road 

This development is neither high density nor high 
rise. The proposed density fits with the 
surrounding area and implements the 

Intensification policies of the Official Plan. 
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UPPER CANADA 
CONSULTANTS 

l":'o. Comment 

19 
I 

A study needs to consider where all the children can access 
schools as well as playground. 

20 Vacant Land Condo development rules would make any 
problems regarding the private road, sewers and drainage 
having to deal with a "private condo board" . Who is 
responsible when the developer is gone?" Sue the City for the 
allowance? 

21 
How would high end Coyle Creek Type single homes on estate 
lots look here? Wetland backdrop? 

22 

A change in zoning for the proposed number of condominiums 
would make the density far too high for the serviceable lands 

' in the area . 
:", 

23 The change in rear yard setbacks would create an unfriendly 
environment for the current homeowners on the south side of 
Sumbler road . 

Upper Canada Plannlng 
• Englnaarlng Ltd. 

3-30 Hannover Drive 
St. Catharine,, ON L2W IA3 

T: 905-688-9400 
F; 905-586-5274 

Authority /Person Response 

Children residing in this development will be 
allocated to the appropriate school based on the 

direction provided by the School Boards. The 
school boards have not commented on the

Ann Woods, 716 
application which indicate sthier acceptance and 

Thorold Road 

The planning report cites the location of the 
nearest public park (Maple Park). 

The Condominium residents own the property and 
Ann Woods would be responsible for providing solutions to 

716 Thorold Road any problems. The Municipality would engage 
them like any other land owner if there is an issue. 

Single homes are not feasible to develop on this
Ann Woods, 716 

property given infrastructure requirements, 
Thorold Road 

configuration constraints and density targets. 
The density is a product of the zoning by-law and 

the built form it accommodates. 

John Marchio 
Based on preliminary servicing review it is

51 Sumbler Road 
demonstrated that the development can be 

accommodated using existing municipal 
connections. 

There is no change in rear yard setbacks. 6.0 m is 
John Marchio the requirement, and this is what is being 

Sl Sumbler Road provided. 
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Upper Canada Plannlng 
a Engineering Ltd.UPPER CANADA 
3-30 Hanno,.,or Orivca ~ St. Catharine,, ON L2W 1A3CONSULTANTS 

l f'tJO, Cbm,ri~nt 

24 
The proposed development does not include parkland ... 
children should not be required to walk down south Pelham 
road, a high traffic road to get to a park. 

2s: 

I Any new developments should consider a mixture of 
bungalows and two storey buildings. 

26 Do not agree with change in parking requirement... creates a 
safety concern for children and families in the area. 
Apartment needs a loading space. 

T: 905-68S-9400 
F: 905-688-527~ 

Authority/Person Response 

6.0 is the current standard used in many City 
developments. 

The amendment clarifies where the measurement 
is taken from within a vacant land condo, in this 

case, the back face of the dwellings . 
. 

The average setback of existing development 
along Sumbler road to the property line with this 

development is ~35 m. In total, roughly 40 metres 
or 130 feet of linear separation is provided. 

As this is a private development, a public park has 
not been included as sufficient amenity space is 

John Marchio provided for residents. 
51 Sumbler Road 

Paying cash in lieu of parkland is common. 

The proposed development considers a mix of 
dwelling types, being townhomes and apartment 

John Marchio dwellings. These uses are consistent with the in-
51 Sumbler Road effect official plan and zoning by-law. The 

proposed dwellings also respond to current 
market demand. 

The change in parking is a technical change that 
John Marchio allows the driveways to count as parking spaces, 

51 Sumbler Road as they should. The parking requirements from a 
function perspective are exceeded. 

Page 9 of 23 

194



UPPER. CANADA 
CONSULTANTS 
.:NGfNEEF{$: PLANNERS 

I 

No. Comment 

27 I 

The density of the proposed development would create 
I drainage problems for existing residences. 

-

28 
Flood area is being changed. Is this minor? 

I 

29 

Adding runoff from 135 units will make flooding worse. 

30 

I The developer is asking the region to build and entrance of 
I south Pelham road. This will impact Drapers Creek. 

31 The development is asking the Region to expand South Pelham 
road . This will create a traffic disaster. 

Upp•r Canada Planning 
• EnglnHr1ng Ltd. 

3-30 Hannover Driva 
St. Catharine,, ON L2W lAJ 

T: 905-586-9400 
F: 905-586-5274 

Authority /Person Response 

Drainage will be reviewed through Site Plan 
Agreement. New approved development cannot 

John Marchio 
drain onto neighbouring properties and must also

51 Sumbler Road 
accept current drainage form abutting lands. 

The flood plain extent is being updated to reflect 
John Marchio actual elevations. As confirmed by the NPCA, the 

51 Sumbler Road line in the Official Plan and Zoning By-law is 
incorrect and should be revised to reflect actuality. 
The number of units proposed is irrelevant, as the 

built form affects drainage patters. 

Site grading and drainage, including stormwater 
John Marchio management plans will be prepared as conditions 

51 Sumbler Road of approval and reviewed through the site plan 
approval process . All runoff must be contained on 
site and continue to accept existing neighbouring 

drainage. 

The developer will be responsible for providing an 
access to South Pelham Road. The Region is not 

building or paying for an entrance. A permit from 
John Marchio 

the Region, NPCA and DFO are needed to permit a
51 Sumbler Road 

new crossing structure and access point to the 
road . 

Region is not being asked to expand the road . The 
John Marchio 

TIS, prepared by qualified professional, cites that 
51 Sumbler Road 

the current configuration of South Pelham road 
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UPPER CANADA 
CONSULTANTS 

No. Comment 

32 Plans as submitted create excessive density on the subject land 
that is vastly disproportionate to the density of abutting 
properties. 

I 

33 The density is inconsistent with recent council decisions 
regarding townhouse condominium developments that use 
bungalow town homes. 

34 Development will have a detrimental impact on adjacent 
properties and their intended uses. Proposed rear yard 
setbacks are important. Any setback should incorporate a 
buffer zone to separate the new development from those 
existing. 

35 Traffic in the area will be also impacted by the addition of 
residents of these proposed units. The proposed access would 
be the third in a span of 350 metres. 

TOWN OF PELHAM 

36 ' Add Warning Clause: 

"The lands in the plan of subdivision may be exposed to noise, 
odour and dust from nearby agricultural operations and 
agricu ltura I-related traffic that may occasionally interfere with 
some activities of the owners who may occupy the lands. 

Upp.,. Canada Plannlng 
a i;nglnHrln; Ltd. 

3-30 Honno,or Orivo 
St. Catharina,, ON l2W 1A3 

T: 905-668-9400 
F: 90S-688-527• 

Authority/Person Response 

should be evaluated and that a new left turn lane 

Chris Chappelle 

is warranted to support the development. 
The subject lands are identified as an 

"intensification area" in the city's official plan. The 
developable area is designated and zoned for both 

low and medium density development. The 
proposed density is considered compatible with 

the surrounding area and implements the 
intensification policies of the Official Plan. 

Chris Chappelle 
Approvals of other forms of developments on 

different properties is not relevant to the 
submitted applications. 

The proposed setbacks conform to the 
requirements of the Zoning By-law. As noted, 

Chris Chappelle there is a 40 m separation distance between 
planned dwellings and existing dwellings along 

Sumbler Road . 

As indicated in the submitted TIS, the proposed 
Chris Chappelle access will have no negative impact on the level of 

service of adjacent roadways. 

Town of Pelham No objection. 
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Page 11 of 23 



UPPER CANADA 
CONSULTANTS 

No~ Cbmment 

CITY OF WELLAND 

37 The north section of Foxtail Avenue shall be finalized and 
constructed to an urban standards as per the design of Upper 
Canada Consultants on behalf of the developer. This will 
include the construction of a permanent cul-de-sac to urban 
standards, the extension of sidewalk to the cul-de-sac and 
sodding of the area boulevards to complete the street north of 
Thorold Road. 

38 The Engineering Consultant shall submit a review and design of 
the wetland complex to include the removal/permanent 
plugging of the existing drainage pipe connecting to city 
infrastructure. The review shall determine the impact of the 

I pipe removal and the storm water runoff implications to 
surrounding residents. This shall be provided to the 
Engineering section for review and approval. If any further 
storm sewer work needs to be undertaken on the City right of 
way after the study has been completed, the developer shall 
be required to install said works at their cost. 

39 The end of Sparrow Drive shall be completed to urban 
standards including curbing and sod work to finalize the 

I, q development. The land on which the existing cul-de-sac sits 
shall be deede,d to the City of Welland. 

NIAGARA REGION 

40 That the following clauses shall be included in the 
Condominium agreement between the owners and the City of 

I Welland: 

II "Should previously undocumented archaeological resources be 
discovered on the property during construction activities, 

Upper Canada Planning 
& Engln..rlng Ltd. 

3-30 Hannover Drive 
St. Catharine>, ON l2W 1A3 

T: 905-6e8-9400 
F: 90S-6M-5274 

Authority /Person Response 

COW - This has been agreed to by the developer. A 
Engineering engineering plan is provided with this submission. 

COW-
No Objection. 

Engineering 

COW-
The Developer has agreed to this requirement.

Engineering 

No objection. 

Niagara Region As this is a vacant land condominium, this 
Condition 1 condition should also be included in the related, 

required site plan agreements as works may occur 
before the condominium is registered. 

Page 12 of 23 

197



UPPER CANADA 
CONSULTANTS 

No. Comment 
I 

construction and alteration of the site shall immediately cease 
and the owner shall notify the Ministry of Tourism, Culture and 
Sport (Culture Program Unit) in London (519-675-6898) and 
engage a licensed consulting archaeologist to carry out 
archaeological fieldwork in compliance with Section 48 (1) of 
the Ontario Heritage Act". 

"As on virtually any property in southern Ontario, it is possible 
that Aboriginal or Euro-Canadian burials could be present 
within the development area. In the event that human remains 
are encountered during construction activities, construction 
shall immediately cease and the proponent shall notify the 
Niagara Regional Police, the local coroner, the Ministry of 
Tourism, Culture and Sport (Culture Program Unit, London 
office), and the Registrar, Cemeteries Regulation Unit of the 
Ontario Ministry of Consumer Services in Toronto (416-326-
8392)". 

41 That Block 1, which includes the wetland and its 15m buffer, 
be zoned Environmental Protection Area (EPA) or similar 
zoning which achieves the same level of protection. 

42 That an updated analysis/assessment be submitted that 
confirms any existing infrastructure currently located within 
the wetland, and potential changes to the wetland/water 

' levels as a result of any required infrastructure changes (i.e., 
removal, capping, etc.) can be appropriately dealt with, 
without negatively impacting the wetland. This updated 
assessment should also confirm how Unit 36, the proposed 
roadways adjacent to Units 36 and 37, and the stormwater 
management pond will be constructed without encroaching 

Upper Canada Plannl11g 
& E11glnHrln11 Ltd. 

3...30 Hannovur Drive 
St. Catharines, ON L2W 1Aal 

T: 905-6e8•9400 
F: 905-688-527-4 

Authority/Person 

Niagara Region 
Condition 2 

Niagara Region 
Condition 3 

Response 

The Official Plan and Zoning By-law Applications 
both seek to designate and zone the Wetland and 

15 m buffer as EPA. 

No objection. 
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UPPER CANADA 
CONSULTANTS 

No. Comment 

into the PSW buffer. 

' 

' ' 

43 That the agreement contain wording wherein the owner 
agrees to implement the mitigation measures and 
recommendations found in the EIS, including but not limited 
to: 

' a. Culvert and channel re-alignment design and 
associated mitigation measures to ensure no impacts 
to fish or fish habitat as approved by Fisheries and 
Oceans Canada (DFO); 

b. Vegetation removals be undertaken between 
September 1 and mid- March, outside of the core 
breeding bird nesting period. 

'44 That an Erosion and Sediment Control (ESC) Plan be provided 
for Regional staff approval. The ESC Plan shall include, but not 

,, be limited to, details to protect the wetland during 
construction and limit downstream impacts during channel 

I 

realignment and culvert replacement in accordance with DFO 
approval, as well as details regarding dust suppression and 
topsoil storage. 

45 ., That a Landscape/Buffer Planting Plan, prepared by a full 
member of the Ontario Association of Landscape Architects 
(OALA) or other qualified professional, be provided forI' 
Regional staff approval. The Planting Plan should identify and 
illustrate the location of native trees, shrubs and ground cover 
within the recommended 15 m wetland buffer. 

46 That the agreement contain wording wherein the owner 

Uppar canada Plannln11 
& Englnearlng Ltd• 

.3-30 Hannover Drivo 
St. Catherine•. ON L2W 1A3 

T: 905-688-9400 
F: 905-588-521-4 

Authority/Person 

Niagara Region 
Condition 4 

Niagara Region 
Condition 5 

Niagara Region 
Condition 6 

Niagara Region 

Response 

No objection to the implementation of the 
recommendations of the EIS. 

No objection. 

This Plan will be submitted as part of the Site Plan 
Application. 

No objection. 

This plan will be prepared by Beacon. 

No objection. 

Page 14 of 23 
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UPPER CANADA 
CONSULTANTS 
ENGlN£Er?.S I PLA1 !i\/ERS 

No. Comment 
I 

agrees to implement the approved ESC Plan and 
Landscape/Buffer Planting Plan. 

47 That permanent fencing be provided along the length of the 
wetland buffer as illustrated on the Preliminary Site Servicing 
Plan (Upper Canada Consultants, May 27, 2019) or updated 
plans, as applicable. A no-gate bylaw is recommended to 
reduce human encroachment and limit the movement of pets 
into the adjacent natural area . 

48 That a plan be provided to the City's satisfaction that 
illustrates all proposed outdoor lighting to be downward facing 
and shielded to prevent light spillage into the adjacent wetland 
area. 

I• 

Upper Canada Planning 
ll Engineering Ltd. 

3-30 Hcmnovar Drive 
St. Cothorines, ON L2W lA3 

T; 905•666•9400 
F: 90S-5e8-SV4 

Authority /Person Response 

Condition 7 
City staff will need to include this is in the Condo 

Agreement. 

No objection. 
Niagara Region 

Condition 8 the proposed fencing will be shown on the 
detailed plans submission through Site Plan. 

Niagara Region This condition cites that this matter is to be 
Condition 9 addressed to the satisfaction of the City. 

City staff should advise if this condition is desired, 
and if so, it should be structured in a manner 

where the City can clear it. 

In previous scenarios where the Region has 
requested this condition, the specification sheets 

for the proposed rear lighting fixtures were 
provided to the Chief Building Official prior to 

issuance of permit. 

As part of the required, related site plan 
agreement, the following clause, which has been 

approved by the Region previously, is 
recommended: 

"The owner agrees and acknowledges that prior to 
the issuance of o building permit, the owner shall 
submit proof that any lights installed along the 

Page 15 of 23 
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UPPER CANADA 
CONSULTANTS 
E"•IG/NEERS / ,?1..ANNEP2S 

No. Comment 

49 That prior to approval of the final plan or any on-site grading, 
the owner shall submit a detailed stormwater management 
plan for the condominium and the following plans designed 
and sealed by a qualified professional engineer in accordance 
with the Ministry of the Environment documents entitled 
Stormwater Management Planning and Design Manual, March 
2003 and Stormwater Quality Guidelines for New 
Development, May 1991, or their successors to the Niagara 
Region for review and approval: 

I. Detailed lot grading, servicing and drainage plans, 
noting both existing and proposed grades and the 
means whereby overland flows will be 

:; 

accommodated across the site; 
II. Detailed erosion and sedimentation control plans; 
Ill. Detailed phasing of construction of the 

I 

stormwater management facility to coincide with 
phasing of development of residential lands 
(internal and external to the condominium) 
planned to be serviced by the stormwater 
management facility; and, 

50 That the Development Agreement between the owner and the 
City contain provisions whereby the owner agrees to 
implement the approved plan(s) required in accordance with 
the approved Stormwater Management Plan. 

Uppar canaaa Planning 
& Engineering Ltd. 

3.30 Hanno'\lar Drive 
St. Cothorine.,, ON L2W 1A3 

T: 905-660-940D 
F: 905- 688-527~ 

Authority/Person 

Niagara Region 
Condition 10 

Niagara Region 
Condition 11 

Response 

wetland Boundary will be "Dark Sky" compliant or 
similar and not commit any light trespass onto the 

feature to the satisfaction of the Chief Building 
Official. " 

No objection. 

The detailed stormwater management plan will be 
submitted with the Site Plan Application. 

There is no "Development Agreement" at this 
time. We assume this is referring to the 

Condominium Agreement. 
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UPPER CANADA 
CONSULTANTS 

No. Comment 

51 That the owner submit a written undertaking to the Niagara 
Region (Development Services Division) that draft approval of 
this condominium does not include a commitment of servicing 
allocation by the Regional Municipality of Niagara as this 
servicing allocation will be assigned at the time of registration 
and any pre-servicing will be at the sole risk and responsibility 
of the owner. 

,52 That the owner submit a written undertaking to the Niagara 
Region (Development Services Division) that all offers and 

,, agreements of Purchase and Sale, which may be negotiated 
prior to registration of this condominium, shall contain a 
clause indicating that a servicing allocation for this 
condominium will not be assigned until the plan is registered, 
and a similar clause be inserted in the development agreement 
between the owner and the City. 

53 That prior to final approval for registration of this plan of 
condominium, the owner shall submit the design drawings 
[with calculations] for the sanitary and storm drainage systems 

) 

required to service this development and obtain Ministry of 
the Environment Compliance Approval under the Transfer of 
Review Program. 

54 That the applicant dedicates a 3.05 metre road widening to the 
Regional Municipality of Niagara along the frontage of 
Regional Road 36 (South Pelham Road), and 4.5 x 4.5 metre 
daylight triangle prior to the issuance of a building permit, to 
the satisfaction of Niagara Region. 

55 That the following clause is included in the Condominium 
Agreement: 
"That the owner shall not be permitted access to the subject 
property from Regional Road 36 (South Pelham Road) as 

Uppar Canada Plannlng 
& Englnearlng Ltd. 

3-30 Hanno•er Drive 
S!. Catharine,, ON L2W lA~ 

T: 905-5811-9400 
F: 905-5811-527-4 

Autlilority/Person Response 

No objection. 

Niagara Region 
This is a standard requirement and reflective of

Condition 12 
the density being proposed. 

No objection. 
Niagara Region 
Condition 13 This is a standard requirement and reflective of 

the density being proposed. 

No objection. 
Niagara Region 

Condition 14 This will be submitted with the Site Plan 
application. 

The required road widening is shown on the Draft 
Plan as Block 2.

Niagara Region 
Condition 15 

The 4.5 x 4.5 m daylight triangle is not shown. This 
will be added in as part of Block 2. 

As outlined in the email from Lindsay Earl, dated 
Niagara Region September 17, 2019 and attached as Appendix II, 
Condition 16 this condition is not applicable and should be 

removed. 

Page 17 of 23 

202



UPPER CANADA 
CONSULTANTS 

No. Comment 

shown on "Draft Plan of Vacant Land Condominium" (dated 
July 16, 2019) or subsequently approved versions by the 
Region." 

56 That the condominium agreement between the owner and the 
City of Welland contain a provision whereby the owner agrees 
to obtain a certificate from an Ontario Land Surveyor stating 
that all existing and new survey evidence is in place at the 
completion of the development. 

57 That the owner submit a revised Transportation Impact Study 
(TIS) to the satisfaction of the Niagara Region Planning and 
Development Services Department. 

58 Prior to any construction taking place within the Regional road 
allowance the owner shall obtain a Regional Construction 
Encroachment and/or Entrance Permit. Applications must be 
made through the Permits Section of the Niagara Region Public 
Works Department (Transportation Services Division) . 

59 That in order to accommodate Regional Waste Collection 
service, waste collection pads are required to be provided by 
the applicant for the units 9-13 and 80-85. The waste 
collection pads shall be in accordance w ith the Niagara 
Region's Corporate Waste Collection Policy. 

60 · That the following warning be included in the Condominium 
Agreement and inserted in all offers and agreement of 
purchase and sale or lease for units 9-13 and 80-85: 

I 

"That in order to accommodate Regional Waste Collection 
service, waste collection pads are required to be provided by 
the applicant for units 9-13 and 80-85. The waste collection 
pads shall be in accordance to the details outlined in the 

Uppar Canada Plannlng 
& EnglnHrlng Ltd. 

3- 30 Honnovar Drive 
St. Catharine,, ON L2W 1A3 

T: 905-686-940D 
F: 905-686-5274 

Authority /Person Response 

Niagara Region 
No objection. 

Condition 17 

The TIS findings are supported by the developer. 
Niagara Region 
Condition 18 Issues with South Pelham Road must be addressed 

by the Regional Municipality of Niagara. 

Niagara Region 
No objection . 

Condition 19 

The required waste collection pads have been
Niagara Region 

shown on the conceptual site plan that was 
Condition 20 

submitted with the Condominium Application . 

Niagara Region 
No objection. 

Condition 21 
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Uppar Canade Plennl"ll 
&. E;nglneerln11 Ltd.UPPER CANADA 
3-30 Honnovar Dri've~ St. Catharines, ON L2W WCONSULTANTS 

No. Comment 

Niagara Region's corporate waste collection policy." 

NIAGARA PENINSULA CONSERVATION AUTHORITY 
61 

That the provincially significant wetland (PSW) and its 
associated 15 metre buffer be zoned Environmental Protection 

I or other similar zone category that achieves the same level of 
protection, to the satisfaction of the Niagara Peninsula 
Conservation Authority. 

62 
That the Developer obtain a Work Permit from the Niagara 
Peninsula Conservation Authority prior to beginning any work 
related to realigning and crossing the watercourse. 

I 

63 
That the Developer obtain a Work Permit from the Niagara 
Peninsula Conservation Authority for any stormwater outlets 
into Drapers Creek. 

64 
That the Developer submit to the Niagara Peninsula 
Conservation Authority for review and approval an EIS 
addendum and engineering analysis that examine that 
examine the most appropriate manner of stopping the existing 

T: 905-666-9400 
F: 905-688-5274 

Authority/Person 
I 

Response 

The proposed official plan amendment and zoning
NPCA 

by-law amendment will zone and designate the 
Condition 1 

wetland and 15 m buffer as EPA. 

NPCA 
No objection . 

Condition 2 

NPCA 
No objection. 

Condition 3 

NPCA 
A work permit will be obtained. 

Condition 4 
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Upper Canada Plannln; 
Ir Engineering U4UPPER CANADA 
3-30 Honnova.r Drivo ~ St. Cathannos, ON L2W WCONSULTANTS 

ENGI/\IEEP.S t ,-=-LANNER;; 

No. Comment 

stormwater pipe from draining the wetland as well as the 
impact of potential flooding as a result. Works to implement 
the aforementioned reports will require a Work Permit from 
the Niagara Peninsula Conservation Authority. 

65 
That the Developer submit to the Niagara Peninsula 
Conservation Authority for review and approval an EIS 
addendum and detailed design drawings for the proposed 
turnaround at the terminus of Foxtail Avenue. Installation of 
the turnaround will require a Work Permit from the Niagara 
Peninsula Conservation Authority. 

I 

I 

I 

66 
That the Developer submit to the Niagara Peninsula 
Conservation Authority for review and approval a buffer 
restoration plan. Implementation of the restoration plan will 
require a Work Permit from the Niagara Peninsula 
Conservation Authority. 

T: 905-686-9400 
F: 905-686--5274 

Authority /Person Response 

The intent of these applications has been to 
ensure that no development is proposed within, or 
in a manner that negatively impacts the wetland. 

It is unclear why the NPCA would be 
recommending development of roadway 

infrastructure with in the Wetland feature, as this 
would trigger the need for an Environmental 

NPCA 
Assessment process and permit from the Ministry 

Condition 5 
of Natural Resources and Forestry. 

The developer has agreed to undertake the 
rehabilitation ofthe Foxtail turnround within the 

existing municipal right of way outside of the 
Wetland. 

This condition should be removed. 

NPCA 
No objection . 

Condition 6 
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UPPER CANADA 
CONSULTANTS 

No. Comment 

67 
That the Developer submit to the Niagara Peninsula 
Conservation Authority for review and approval, detailed 
grading and construction sediment and erosion control plans. 

1 ' 68. 
That the Developer install limit of work fencing along the 15 
metre buffer and portions where construction encroachments 
are less than 15 metres, to the satisfaction of the NPCA. The 
limit of work fencing is to be shown on the detailed grading 
and construction sediment and erosion control plans, to the 
satisfaction of the NPCA. Any construction encroachments into 
the 15 metre buffer require a Work Permit from the Niagara 

·' Peninsula Conservation Authority. 

69 
That the Developer provide 1.5 metre high chain link fencing 
along the boundary of the 15 metre buffer, to the satisfaction 
of the Niagara Peninsula Conservation Authority. 

70 
That conditions 1 to 9 above be incorporated into the 
Development Agreement between the Developer and the City 
of Welland, to the satisfaction of the Niagara Peninsula 
Conservation Authority. The City of Welland shall circulate the 
draft Development Agreement to the Niagara Peninsula 
Conservation Authority for its review and approval. 

Upper Canada Plennlng 
& EnglnHrlng Ltd. 

3-30 Honnova,r Drive 
St. Cafhorines, ON L2W IA:3 

T: 905-SBS-9400 
F: 90S-68B-521-' 

Authority/Person 

NPCA 
Condition 7 

NPCA 
Condition 8 

NPCA 
Condition 9 

NPCA 
Condition 10 

Response 

No objection. 

No objection . 

No objection. 
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The City of Welland is encouraged to review these 
conditions and only apply those that are relevant 

to the Draft plan of Condominium. 

NPCA Condition 5 is not supported. 
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UPPER CANADA 
CONSULTANTS 

No. IComment 

. 
I 

Members of Council 

71 Concern over lack of parkland being provided for the 
surrounding area. 

I 

' 

72 The development is too dense. 

II 

I 

73 Can the Wetland be remapped/re-evaluated? 

Upper canada Planning 
a Engineering Ltd. 

3-30 Hannover Drive 
St. Catharine,, ON L2W 1A3 

T; 905-666-9400 
F: 905-666-5274 

.. 
Authority/Person Response

' 

The proposed development is a condominium and 
therefore private land. A public park should not 

be placed within the middle of a private property. 

Cash in lieu of Parkland is to be paid for this 
development. 

Block 1 is being transferred to the City of welland. 
The City has the ability to undertake a study to 

develop a passive trail, including benches within 
the Wetland Block if they so choose. 

The proposed density of the property is reflective 
of the zoning provisions provided in By-law 2017-

177. 

As noted by the manager of planning, this area is 
designated an intensification area and therefore is 

considered an appropriate area for increased 
density. 

The Wetland boundary was confirmed by the 
Ministry of Natural Resources and Forestry. This 
same boundary has been carried forward in the 

planning applications with a 15 m buffer 
surrounding it. 

Confirmation that the wetland boundary extent 
was consistent with the MNRF evaluation was 

completed as part of the EIS by a qualified 
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Uppar Canada Plannln51 
& En51lnearlng Ltd.UPPER CANADA 
3·30 Hqnnovar Oriw ~ St. Calharines, ON L2W 1A3CONSULTANTS 

E/'.JGiNEER'S I PLANNERS 

No. Comment 

74 There will be flooding of the Drapers Creek and impacts to the 
bridge at Colbeck Drive 

" 

' 

75 Is the Fire Department satisfied with the design? 

T: 905-SBS-9400 
F: 905-688-5214 

Authority/Person Response 

professional. 

Stormwater captured on site will be stored in 
oversized underground pipes. This stormwater 
will be treated and discharged to the Drapers 
Creek at a regulated flow level governed by an 

orifice plate. The stormwater does not flow 
directly, unchecked into the creek. 

Methods of control for stormwater quality and 
quantity is reviewed and approved by the City and 

Region through the detailed design process. 
The street network has been designed to 

accommodate a 14m centreline turning radii, 
consistent with the City's large aerial truck. 
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SA-150 Pinebush Road 
Cambridge ON N1R 8J8 

p: 519.896.3163 
905.381.2229 
416.479.9684 

www.ptsl.com 

06 December 2019 
Project: 180244 

Ms. Rachelle Larocque, MCIP, RPP 
Planning Supervisor 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street 
Welland, ON L3B 3X4 

RE: REGIONAL AND PROVINCIAL REVIEW COMMENTS 
DRAFT PLAN OF CONDOMINIUM, OFFICIAL PLAN AND ZONING BY-LAW 
AMENDMENTS 
AGENT: UPPER CANADA CONSULTANTS 
OWNER: MOUNTAINVIEW DEVELOPMENTS INC. 
SOUTHWOODS - 633 SOUTH PELHAM ROAD 
CITY OF WELLAND 

In July 2019, Paradigm Transportation Solutions Limited (Paradigm) prepared an update to 
the Transportation Impact Study (TIS) 1 for the proposed Southwood Estates residential 
condominium development in the City of Welland. 

Niagara Region Planning and Development Services provided comments related to the subject 
site in a letter dated 11 September 2019 (attached). The following outlines our response to the 
Traffic Impact Study comments beginning on page 7 of 14. Regional comments have been 
numbered for clarity. 

Traffic Impact Study - Comments 

Comment #1. Within Section 5. 1 Auxiliary Left-Tum Lanes, PTSL identifies that the 
northbound left turn traffic volumes on South Pelham Road at Street A, in combination with the 
opposing and advancing traffic volumes, warrant the implementation of a northbound left-tum 
lane with a storage length of 15 metres. Within Figure 5.1 Functional Design - Northbound 
Left-Tum Lane at Street A, PTSL illustrates a 3.20-metre-wide left-tum lane comprised of a 
15.00 metre storage lane and a 24.01 metre taper lane; the taper is divided between the 
northbounq and southbound lanes. Given the proximity of the proposed road widening to 
Draper's Creek, PTSL is recommending that Niagara Region consider undertaking a Schedule 

1 Paradigm Transportation Solutions Limited, Southwood Estates Transportation Impact Study, July 2019. 
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C Municipal Class Environmental Assessment (MCEA) in order to accommodate the road 
widening 

Response. Acknowledged. 

Comment #2 Niagara Region has reviewed the requirement for the left-turn lane. The- left-tum 
lane warrant is well below the MTO requirement with a limited number of left-turns during the 
peak hour analyses. 

Response. The fore.cast volumes warrant a left-turn lane. The design hour advancing 
and opposing volumes are well above the thresholds identified in the MTO left-turn lane 
warrant. Refer to Appendix Hof the July 2019 TIS. 

Comment·#3. As noted in th~ report, additional lanes (widening) of the road platform may­
affect Draper's Creek which is located on the west side of South Pelham Road. 

Response. UCC provided the input regarding the inability to expand the South Pelham 
Road cross-section due to the Draper's Creek. More information from UCC on this 
matter would be beneficial. 

The existing environmental constraints related to the Draper's Creek which is located 
within the current South Pelham Road (Regional Road 36) allowance will significantly 
impact the ability to expand the road cross-section . This environmental constraint 
combined with the inability to provide an interim dedicated left turn lane or slip due to 
the insufficient road allowance and existing hydro pole locations will trigger the need for 
Niagara Region to consider initiating a Schedule C Class Environmental Assessment for 
a more comprehensive approach to the overall area traffic design. 

Comment #4 Regional s_taff would ask that the TIS be amended to provide an additional 
review of the need for a left-tum lane in this situation. 

Response. The forecast volumes warrant a left-turn lane. The design hour advancing 
and opposing volumes are well above the thresholds identified in the MTO left-turn lane 
warrant. UCC provided the input regarding the inability to expand the South Pelham 
Road cross-section due to the Draper's Creek. 

Comment #5. If the additional aAalysis determines that the left-turn lane is not ·warranted, then 
the Region will require that-the Consultant provide a solution to ensure that northbound 
through vehicles are not physically permitted to pass the northbound left-turning vehicles via 
the roadway shoulder 

Response. A left-turn lane is warranted. Refer to Appendix H of the July 2019 TIS. 

No capacity issues are forecast to occur at the site driveway. Refer to Table 4.3 and 
Table 4.4 of the July 2019 TIS. Delays are forecast to be in the LOS A range with a low 
v/c ratio and a queue length. 

Paradigm Transportation Solutions Limited IPage 2 
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Without an auxiliary turn lane, vehicles may overtake a turning vehicle on the shoulder. 
This could create a safety concern for pedestrians and cyclists. Increased maintenance 
of the rural shoulder would also be needed due to increased wear. 

To discourage the overtaking of vehicles on the shoulder, the site driveway intersection 
should be urbanized. Barrier curbs and sidewalks should be developed to define the 
travel portion of the roadway. This would likely require the relocation the existing hydro 
poles on the east side of South Pelham Road. 

Comment #6. Furthermore, the recommendc1tion for Niagara Region to consider a Schedule C 
MCEA should be removed. It is the responsibility of the Devel0per and their Consultants to 
quantify the impacts of required improvements associated with the deve/of2_[T1ent. 

Response. Acknowledged. 

We trust that this information is responsive to the comments raised by Niagara Region 
Planning and Development Services. If you have any questions related to this memo, please 
do not hesitate to contact us if we can be of further assistance. 

Thank you very much. 

PARADIGM TRANSPORTATION SOLUTIONS LIMITED 

Scott Catton, C.E.T. Stew Elkins, BES 
Senior Project Manager Vice President and CRO 

Paradigm Transportation Solutions Limited I Page 3 



212

Attachment 1 
Niagara Region 
Planning and Development Services Comments 

Paradigm Transportation Solutions Limited J Page 4 
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Niagara9/IJ Region 

Planning and Development Services 
1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7 
905-980-6000 Toll-free: 1-800-263-7215 

Via Email Only 

September 11, 2019 

File No.: D.11.11.CD-19-014 
D.10.11.OPA-19-021 
D.18.11.ZA-19-103 

Ms. Rachelle Larocque, MCIP, RPP 
Planning Supervisor 
Infrastructure and Development Services 
Corporation of the City of Welland 
60 East Main Street 
Welland, ON 
L3B 3X4 

Dear Ms. Larocque: 

Re: Regional and Provincial Review Comments 
Draft Plan of Condominium, Official Plan and Zoning By-law Amendments 
Agent: Upper Canada Consultants 
Owner: Mountainview Developments Inc. 
Southwoods - 633 South Pelham Road 
City of Welland 

Regional Planning and Development Services staff has reviewed the application and 
supporting studies submitted by Upper Canada Consultants on behalf of Mountainview 
Developments Inc. for a Plan of Condominium at 633 South Pelham Road in the City of 
Welland. Regional staff notes that applications for an Official Plan Amendment and a 
Zoning By-law Amendment have been submitted concurrently with the Draft Plan of 
Condominium application. Pre-consultation meetings with the applicant's Planning 
Consultant were held for this proposed development on June 7, 2018 and October 4, 
2018 with City, Regional and Niagara Peninsula Conservation Authority (NPCA) staff in 
attendance. 

The purpose of the Official Plan Amendment is to redesignate the portion of the 
property designated as Low Density Residential to a Medium Density Residential 
designation. Changes to the Natural Heritage Area mapping are proposed to provide 
consistency with the Provincially Significant Wetland boundaries as identified by the 
Ministry of Natural Resources and Forestry in 2014, as well as align with Niagara 

Page 1 of 14 
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c o- -19-014 
Septemi1er -11 . 20-f9 

Peninsula Conservation Authority floodplain mapping. The lands are also the subject of 
a concurrent Zoning By-law Amendment for modified lot standards and Draft Plan of 
Vacant Land Condominium to facilitate the development of the property with 85 
townhouse condominium units and one four storey condominium apartment building 
with 50 residential units. 

As outlined below, Regional staff is generally supportive of the proposed development 
in principle and provides the following comments to execute Regional Council's 
Strategic Priority to Do Business Differently. By commenting on conformity with 
Provincial and Regional policy, the Region maintains accountability to the public and 
improves transparency, and aims to assist the City in their consideration of these 
applications from a Provincial and Regional perspective. 

Provincial and Regional Policies 

The subject lands are located within a Settlement Area under the Provincial Policy 
Statement (PPS) and Delineated Built-Up Area under A Place to Grow, Growth Plan for 
the Greater Golden Horseshoe (Growth Plan). Further, the Regional Official Plan (ROP) 
designates the subject lands Urban Built-Up Area. 

The PPS and Growth Plan direct growth and intensification to the settlement area and 
delineated built-up areas to build upon the existing servicing, infrastructure, and public 
service facilities. An emphasis is placed on intensification and infill to foster the 
development of complete communities that have a mix of diverse land uses and range 
of housing options for the current and future population. Per the ROP, urban areas are 
to be the focus of residential and employment intensification over the long term, to 
ensure efficient use of serviced lands. 

Regional staff notes that the proposed condominium will provide for infill development 
and is considered as residential intensification within the built-up area, which will make 
more efficient use of designated urban land and existing services and contribute toward 
the City achieving the annual 40% residential intensification targets. This development, 
therefore, generally conforms with and is consistent with Provincial and Regional growth 
management policy directions. 

Archaeological Resources 

Based on the Provincial Criteria for Assessing Archaeological Potential, this site 
appears to exhibit a low potential for the discovery of archaeological remains. As such, 
an archaeological assessment was not warranted . 

Nevertheless, it is suggested that a clause be included in the condominium agreement 
advising that construction activities must cease should any deeply buried archaeological 
material be encountered during construction . An appropriate condition has been 
included in the attached Appendix. 

Page 2 of 14 
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Natural Heritage 

An Environmental Impact Study (EIS) prepared by Beacon Environmental (dated July 
2019) was submitted in support of the proposed development application as required by 
Regional Official Plan policies. The purpose of the EIS was to demonstrate that over the 
long-term there will be no negative impacts to the Core Natural Heritage System 
(CNHS) components identified on or adjacent to the property. Specifically, these include 
an Environmental Protection Area (EPA) associated with portions of the Draper's Creek 
Provincially Significant Wetland (PSW) Complex, an Environmental Conservation Area 
(ECA) associated with Significant Woodland located immediately to the west, and 
Draper's Creek, which is identified as Important (Type 2) Fish Habitat, located along 
South Pelham Road immediately to the east. 

Regional Environmental Planning staff have reviewed the EIS and identified some minor 
discrepancies with regards to the information provided as noted below. However, staff 
are generally in agreement that the proposed development can be accommodated 
without negative impact to the Region's CNHS, provided additional potential wetland 
impacts are assessed and specific mitigation measures are implemented. Conditions of 
approval are recommended below to facilitate the implementation of such measures. 

Provincially Significant Wetland 

The PSW boundary identified in the EIS matches the Region's CNHS mapping which 
was updated to reflect the revised boundary as staked and surveyed by the Ministry of 
Natural Resources and Forestry (MNRF). The EIS also provides an adequate rationale 
for the proposed 15 m PSW buffer and recommends a Buffer Planting Plan to increase 
its protective function, as well as installation of chain link fencing along the buffer 
boundary. However, it is not clear if the "preliminary" analysis completed as part of the 
Wetland Surface Water Flow Assessment assessed the post-development conditions 
with or without existing infrastructure, which is currently understood to be located within 
the PSW and assists with wetland drainage. Through discussions with City staff, it is 
further understood that the City may wish this infrastructure to be removed or capped 
prior to the transfer of Block 1, but the EIS does not assess how this work may impact 
the wetland and post-development conditions. As such, it is recommended that prior to 
the City assuming ownership of Block 1, an updated analysis/assessment be submitted 
that confirms any existing infrastructure and potential changes to the wetland/water 
levels can be dealt with, without negatively impacting the wetland. 

In addition, it is unclear how Unit 36, the proposed roadways adjacent to Units 36 and 
37, and the stormwater management pond will be constructed without encroaching into 
the PSW buffer. This potential issue should also be addressed as part of the additional 
submission. 

Significant Woodland 
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The EIS notes that the "adjacent lands woodlot" (pg.16) located along the western 
boundary of the subject lands does not meet significance criteria and is not identified as 
ECA. However, this woodland is in fact identified as Significant Woodland in the 
Region's CNHS mapping, and has also recently been mapped as part of the Growth 
Plan (2019) Provincial Natural Heritage System. Nonetheless, this woodland will not be 
impacted by the proposed development as it lies west of the protected PSW. 

Species at Risk 

The EIS notes that no Species at Risk (SAR) or rare species were found to occur. The 
EIS refers to correspondence from the MNRF, but no correspondence was included 
either from the MNRF or the Ministry of Environment, Conservation and Parks (MECP) 
which is now responsible for SAR. This correspondence should be provided, and in the 
absence of formal MECP correspondence, the applicant should be advised to do their 
due diligence prior to any works onsite to ensure they are not in contravention of the 
Endangered Species Act. 

Fish Habitat 

The EIS notes the need for a Fisheries and Oceans Canada (DFO) Project Review for 
the proposed culvert works and channel realignment at Draper's Creek. It also notes 
that DFO will likely provide a Letter of Advice and identify specific habitat enhancement 
measures to ensure no serious harm to fish or fish habitat (pg.28). This correspondence 
should be provided for Regional review in parallel with the Niagara Peninsula 
Conservation Authority (NPCA) permit process. 

Please note that the NPCA continues to be responsible for the review and comment on 
planning applications related to their regulated features, including the PSW and 
Draper's Creek. As such, the NPCA should continue to be consulted with respect to any 
requirements under NPCA Regulations. 

Stormwater Management 

The Niagara Region staff has reviewed the Preliminary Stormwater Management Plan 
Southwoods, City of Welland (dated June 2019). Based on the available information, 
the Region notes that the development will not drain to the PSW. The Region has no 
objection in principal to the proposed stormwater management (SWM) plan. However, 
the Region requires further technical details to ensure the proposed SWM facilities are 
sufficient to achieve the targets and can be accommodated appropriately in the site 
plan. The Region's stormwater management requirements along with the Region's 
review comments are listed below: 

1) The Region will require that all stormwater runoff be captured and treated to a 
Normal standard prior to discharge from the site. 
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a. The Region has no objection in principal to the proposal of installation an 
end-of-pipe oil-grit separator (OGS) to meet the requirement. The Region 
requires the followings details: 

i. The SWM report Section 5.2 outlines that the proposed Hydroworks 
HG6 will provide 71.9% TSS overall removal and capture 94.0% of 
the stormwater flows. In accordance with the MECP's SWM 
Planning & Design Manual Section 4.6.8 Technical Effectiveness, 
the average efficiency of the proposed unit is 67.6%=(94% of the 
runoff volume x71 .9% TSS removal efficiency)+(6% of the 
volume+0% efficiency). Please confirm the proposed OGS can 
achieve the required 70% TSS removal. 

ii. The Region requires a servicing drawing showing the OGS 
location . In order to avoid backwater affecting the operation, the 
Region requires the OGS be at the downstream of the flow control 
structure and within the property limit. 

iii. Please clarify if flows from catchment A 16 (abut west of South 
Pelham Road) will be captured and treated via the OGS. The future 
land use includes 21 parking stalls and the access road . 

2) The Region will require that all stormwater runoff proposed to discharge into the 
PSW be treated to an Enhanced standard . 

a. Based on the available information, the Region notes that the proposed 
development will not drain into the PSW. Should the drainage proposal not 
change, the Region has no additional requirement of water quality 
treatment. 

b. The Region requires an Erosion and Sediment Control (ESC) plan 
drawing to ensure the construction will not affect the PSW. 

3) The Region will require that all post development peak stormwater flows be 
attenuated to pre-development levels for up to and including the 100 year return 
period storm event prior to discharge from the site. 

a. The Region notes that the proposed SWM plan consists of the Lot and 
Conveyance Controls and flow attenuation measures (i.e. a dry pond and 
two underground storage facilities). Flows will surcharge to the storage 
facilities. The grading and servicing design should ensure backwater not 
surcharge to the ground. 

b. The Region requires the following be addressed: 
i. The SWM report indicate the storm event of storm sewer design 

and include the design sheet. 
ii. Include the drawing to demonstrate that the outflow control 

structure is consistent with the requirements of the hydrologic 
analyses. 

iii. Include a modeling scenario of a 24-hour design storm with SCS 
distribution to demonstrate that the proposed SWM storages are 
sufficient. 
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iv. Confirm Manning's n=0.25 for pervious area used in the hydrology 
modelling. Is the value too high to represent the pre-development 
and particularly the post-development conditions? 

v. Update Figure 3 to reflect the latest site plan and note the 
catchment of outflow uncontrolled. The 28.6% imperviousness of 
catchment A16 seems underestimated given the hard surfaces of 
the proposed land use. 

vi. Erosion potential of the dry pond ditch inlet would be high due to 
the frequency of flow entering and exiting. Section 5.3 SWM Facility 
Maintenance should indicate the inspection and remediation 
measures if the ditch was eroded. 

vii. Section 5.3 should indicate that the orifices at control structure 
should not be removed at any time. Revise first paragraph of 
section 5.3.1. The "the upstream oil/grit separator" is incorrect. 

4) In order to mitigate the impacts of erosion on the receiving watercourse (Draper's 
Creek), the Region will require that stormwater runoff from the 25mm design 
storm event be captured and released over a period of 24 hours. 

a. The Region requires a calculation of drawdown time based on Equation 
4.10 of the MECP's Design Manual to confirm if this criterion is met. 

5) Prior to construction, the Region will require that detailed grading, storm 
servicing, stormwater management, and construction sediment control drawings 
be circulated to this office for review and approval. 

a. The Region requires the engineering drawings be submitted to the office 
for review. 

The Region requires a finalized SWM report associated with a letter indicating how each 
comment is addressed. The Region notes that a new culvert crossing Drapers Creek is 
to be installed. This proposal is subject to the NPCA's approval as it will alter the 
Regulatory floodplain . 

Regional Road Allowance 

The subject property has frontage along Regional Road 36 (South Pelham Road). This 
section of road has a substandard road allowance of approximately 20.1 meters. The 
designated road allowance is 26.2 meters as identified in the Regional Official Plan. 

Therefore, the applicant is required to gratuitously grant the following widening to the 
Region: 

A 3.05 meter widening across the frontage of the subject property. This is in order to 
achieve 13.1 meters from the original centerline of this road section. The actual width of 
the required widening must be confirmed by an Ontario Land Surveyor. 
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• A 4.5 x 4.5 metre daylight triangle at the any intersection onto Regional Road 36 
(South Pelham Road). 

Region staff have reviewed the 'Site Plan for Zoning Only', prepared by Upper Canada 
Consultants (dated July 16, 2019) and note that the required road widening is shown on 
the plan. 

The requested widening is to be conveyed free and clear of any mortgages, liens or 
other encumbrances, and is to be described by Reference Plan. The widening portion of 
the Plan will be the responsibility of the owner to order. The cost of providing this plan 
will be the full responsibility of the applicant. The applicant will arrange for the land 
surveyor for the property to submit the preliminary undeposited survey plan along with 
all related documents to Regional Surveys staff for approval. Regional Surveys staff will 
advise the land surveyor of any required revisions to the plan. Once the plan is 
deposited and the transfer registered, the Region will clear the applicable condition. 

Should the applicant have any questions, please direct them to contact the individuals 
listed below: 

Norma Price, Law Clerk, 905-980-6000 extension 3339. 
E-mail norma.price@niagararegion.ca 
(Inquiries -specific to the transfer of property to the Region) 

Normans Taurins, Manager, Surveys & Property Information, 905-980-6000 
extension 3325, E-mail: normans.taurins@niagararegion.ca 

Traffic Impact Study 

Regional Transportation staff have reviewed the Traffic Impact Study (TIS) prepared for 
Southwoods Estates in the City of Welland by Paradigm Transportation Solutions 
Limited (PTSL) (dated July 2019) and offers the following comments. 

Within Section 5.1 Auxiliary Left-Turn Lanes, PTSL identifies that the northbound left­
turn traffic volumes on South Pelham Road at Street A, in combination with the 
opposing and advancing traffic volumes, warrant the implementation of a northbound 
left-turn lane with a storage length of 15 metres. Within Figure 5.1 Functional Design -
Northbound Left-Turn Lane at Street A, PTSL illustrates a 3.20 metre wide left-turn lane 
comprised of a 15.00 metre storage lane and a 24.01 metre taper lane; the taper is 
divided between the northbound and southbound lanes. Given the proximity of the 
proposed road widening to Draper's Creek, PTSL is recommending that Niagara Region 
consider undertaking a Schedule C Municipal Class Environmental Assessment 
(MCEA) in order to accommodate the road widening . 

Niagara Region has reviewed the requirement for the left-turn lane. The left-turn lane 
warrant is well below the MTO requirement with a limited number of left-turns during the 
peak hour analyses. As noted in the report, additional lanes (widening) of the road 

Page 7 of 14 



220

CD-- 19-0-/4 
September 'I'!. 2019 

platform may affect Draper's Creek which is located on the west side of South Pelham 
Road. Regional staff would ask that the TIS be amended to provide an additional review 
of the need for a left-turn lane in this situation. If the additional analysis determines that 
the left-turn lane is not warranted, then the Region will require that the Consultant 
provide a solution to ensure that northbound through vehicles are not physically 
permitted to pass the northbound left-turning vehicles via the roadway shoulder. 
Furthermore, the recommendation for Niagara Region to consider a Schedule C MCEA 
should be removed . It is the responsibility of the Developer and their Consultants to 
quantify the impacts of required improvements associated with the development. 

Regional Permit Requirements 

Prior to any construction or entrance construction taking place within the Regional road 
allowance, a Regional Construction and Entrance Permit must be obtained from the 
Transportation Services Division, Public Works Department. 

Permit applications can be made through the following link: 
http://niagararegion.ca/living/roads/permits/default.aspx 

Waste Collection 

Niagara Region provides curbside waste and recycling collection for developments that 
meet the requirements of Niagara Region's Waste Collection Policy. The subject 
property is eligible to receive Regional curbside waste and recycling collection provided 
that the owner bring the waste and recycling to the curbside on the designated pick up 
day, and that the following limits are not exceeded: 

For the 50 Unit Apartment Building: 

• No limit blue/grey containers; 
• No limit green containers ; and, 
• 1 garbage container per unit to a maximum of 12 containers 

It is highly unlikely that the curbside waste collection limits will be met for this 50-unit 
apartment building. However, this site is eligible for Enhanced (front end bin) Collection 
Services provided that apartment building be developed as a condominium and that the 
development complies with the Region's Waste Collection Policy. Approval by the City 
of Welland is also required to receive the enhanced service. Please note that, if 
enhanced collection is approved by the City, the applicant must participate in both 
garbage and recycling collection . 

Region staff have reviewed the 'Site Plan for Zoning Only', prepared by Upper Canada 
Consultants (dated July 16, 2019) and note the provision of a "Waste Bin" located to the 
west of the 4-storey, 50-unit apartment building. If the owner/developer does not intend 
to utilize enhanced collection services or if the City is not agreeable with this 
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arrangement, then waste collection will be the responsibility of the owner through a 
private contractor. 

Waste collection for this development will be determined during the future site plan 
process. 

For Townhouse Units: 
• No limit blue/grey containers; 

No limit green containers; and, 
• 1 garbage container per unit. 

Condominium townhouse developments are able to receive internal curbside waste 
collection through the Region provided the developer/owner complies with the Regional 
Waste Collection Policy. 

The townhouse blocks are eligible for Regional curbside collection , however, waste 
collection pads are required for the units 9-13 and 80-85. The 'Site Plan for Zoning 
Only', prepared by Upper Canada Consultants (dated July 16, 2019) shows collection 
pads for these units at acceptable locations. However, to ensure that Regional waste 
collection vehicles can effectively maneuver the site, staff request that a Regional waste 
collection vehicle turning template be overlaid on the plan. Please resubmit the plan, 
with the turning template overlaid and details for the collection pads, to the Region for 
review and approval. 

Conclusion 

As the proposed applications are considered to align with the intent and direction 
Regional and Provincial policy, Regional Planning and Development Services staff 
would offer no objections to the Official Plan and Zoning By-law Amendments provided 
the Zoning By-law Amendment incorporates the changes to address the core natural 
heritage requirements (EPA zoning). Further, Regional staff offer no objectiions to the 
Draft Plan of Condominium subject to the Conditions attached in the Appendix. 

Given the site specific nature of the application, the Official Plan Amendment is exempt 
from Regional approval in accordance with the Memorandum of Understanding with 
Area Municipalities, and Regional Official Plan. 

If you have any questions or wish to discuss these comments, please contact myself at 
ext. 3387. If you have any questions or wish to discuss the Core Natural Heritage 
comments, please feel free to contact Jennifer Whittard, Manager, Environmental 
Planning at 905-980-6000 ext. 3430 or jennifer.whittard@niagararegion.ca. 

Best regards, 
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Lindsay Earl, MCIP, RPP 
Senior Development Planner 

Attch: Appendix I - Regional Conditions of Draft Plan of Condominium Approval 

cc: Pat Busnello, MCIP, RPP. Manager, Development Planning, Niagara Region 
Susan Dunsmore, P. Eng., Manager, Development Engineering, Niagara Region 
David Deluce, MCIP, RPP , Senior Manager, Plan Review & Regulations, NPCA 
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APPENDIX I 
REGIONAL CONDITIONS OF DRAFT PLAN OF CONDOMINIUM APPROVAL 
Southwoods - 633 South Pelham Road, Welland 

1. That the following clauses shall be included in the Condominium agreement 
between the owners and the City of Welland: 

"Should previously undocumented archaeological resources be discovered on 
the property during construction activities, construction and alteration of the site 
shall immediately cease and the owner shall notify the Ministry of Tourism, 
Culture and Sport (Culture Program Unit) in London (519-675-6898) and engage 
a licensed consulting archaeologist to carry out archaeological fieldwork in 
compliance with Section 48 (1) of the Ontario Heritage Act". 

"As on virtually any property in southern Ontario, it is possible that Aboriginal or 
Euro-Canadian burials could be present within the development area. In the 
event that human remains are encountered during construction activities , 
construction shall immediately cease and the proponent shall notify the Niagara 
Regional Police, the local coroner, the Ministry of Tourism, Culture and Sport 
(Culture Program Unit, London office), and the Registrar, Cemeteries Regulation 
Unit of the Ontario Ministry of Consumer Services in Toronto (416-326-8392)". 

2. That Block 1, which includes the wetland and its 15m buffer, be zoned 
Environmental Protection Area (EPA) or similar zoning which achieves the same 
level of protection. 

3. That an updated analysis/assessment be submitted that confirms any existing 
infrastructure currently located within the wetland, and potential changes to the 
wetland/water levels as a result of any required infrastructure changes (i.e., 
removal, capping, etc.) can be appropriately dealt with, without negatively 
impacting the wetland. This updated assessment should also confirm how Unit 
36, the proposed roadways adjacent to Units 36 and 37, and the stormwater 
management pond will be constructed without encroaching into the PSW buffer. 

4. That the agreement contain wording wherein the owner agrees to implement the 
mitigation measures and recommendations found in the EIS, including but not 
limited to: 

a. Culvert and channel re-alignment design and associated mitigation 
measures to ensure no impacts to fish or fish habitat as approved by 
Fisheries and Oceans Canada (DFO); 

b. Vegetation removals be undertaken between September 1 and mid­
March, outside of the core breeding bird nesting period. 
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5. That an Erosion and Sediment Control (ESC) Plan be provided for Regional staff 
approval. The ESC Plan shall include, but not be limited to, details to protect the 
wetland during construction and limit downstream impacts during channel 
realignment and culvert replacement in accordance with DFO approval, as well 
as details regarding dust suppression and topsoil storage. 

6. That a Landscape/Buffer Planting Plan, prepared by a full member of the Ontario 
Association of Landscape Architects (OALA) or other qualified professional, be 
provided for Regional staff approval. The Planting Plan should identify and 
illustrate the location of native trees, shrubs and groundcover within the 
recommended 15 m wetland buffer. 

7. That the agreement contain wording wherein the owner agrees to implement the 
approved ESC Plan and Landscape/Buffer Planting Plan. 

8. That permanent fencing be provided along the length of the wetland buffer as 
illustrated on the Preliminary Site Servicing Plan (Upper Canada Consultants, 
May 27, 2019) or updated plans, as applicable. A no-gate bylaw is recommended 
to reduce human encroachment and limit the movement of pets into the adjacent 
natural area. 

9. That a plan be provided to the City's satisfaction that illustrates all proposed 
outdoor lighting to be downward facing and shielded to prevent light spillage into 
the adjacent wetland area. 

10. That prior to approval of the final plan or any on-site grading, the owner shall 
submit a detailed stormwater management plan for the condominium and the 
following plans designed and sealed by a qualified professional engineer in 
accordance with the Ministry of the Environment documents entitled Stormwater 
Management Planning and Design Manual, March 2003 and Stormwater Quality 
Guidelines for New Development, May 1991, or their successors to the Niagara 
Region for review and approval: 

I. Detailed lot grading, servicing and drainage plans, noting both existing and 
proposed grades and the means whereby overland flows will be 
accommodated across the site; 

II. Detailed erosion and sedimentation control plans; 

Ill. Detailed phasing of construction of the stormwater management facility to 
coincide with phasing of development of residential lands (internal and 
external to the condominium) planned to be serviced by the stormwater 
management facility; and, 
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11. That the Development Agreement between the owner and the City contain 
provisions whereby the owner agrees to implement the approved plan(s) required 
in accordance with the approved Stormwater Management Plan. 

12. That the owner submit a written undertaking to the Niagara Region (Development 
Services Division) that draft approval of this condominium does not include a 
commitment of servicing allocation by the Regional Municipality of Niagara as 
this servicing allocation will be assigned at the time of registration and any pre­
servicing will be at the sole risk and responsibility of the owner. 

13. That the owner submit a written undertaking to the Niagara Region (Development 
Services Division) that all offers and agreements of Purchase and Sale, which 
may be negotiated prior to registration of this condominium, shall contain a 
clause indicating that a servicing allocation for this condominium will not be 
assigned until the plan is registered, and a similar clause be inserted in the 
development agreement between the owner and the City. 

14.That prior to final approval for registration of this plan of condominium, the owner 
shall submit the design drawings [with calculations] for the sanitary and storm 
drainage systems required to service this development and obtain Ministry of the 
Environment Compliance Approval under the Transfer of Review Program. 

15. That the applicant dedicates a 3.05 metre road widening to the Regional 
Municipality of Niagara along the frontage of Regional Road 36 (South Pelham 
Road), and 4.5 x 4.5 metre daylight triangle prior to the issuance of a building 
permit, to the satisfaction of Niagara Region. 

16. That the condominium agreement between the owner and the City of Welland 
contain a provision whereby the owner agrees to obtain a certificate from an 
Ontario Land Surveyor stating that all existing and new survey evidence is in 
place at the completion of the development. 

17. That the owner submit a revised Transportation Impact Study (TIS) to the 
satisfaction of the Niagara Region Planning and Development Services 
Department. 

18. Prior to any construction taking place within the Regional road allowance the 
owner shall obtain a Regional Construction Encroachment and/or Entrance 
Permit. Applications must be made through the Permits Section of the Niagara 
Region Public Works Department (Transportation Services Division). 

19. That in order to accommodate Regional Waste Collection service, waste 
collection pads are required to be provided by the applicant for the units 9-13 and 
80-85. The waste collection pads shall be in accordance with the Niagara 
Region's Corporate Waste Collection Policy. 
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20. That the following warning be included in the Condominium Agreement and 
inserted in all offers and agreement of purchase and sale or lease for units 9-13 
and 80-85: 

"That in order to accommodate Regional Waste Collection service, waste 
collection pads are required to be provided by the applicant for units 9-13 
and 80-85. The waste collection pads shall be in accordance to the details 
outlined in the Niagara Region's corporate waste collection policy." 

Clearance of Conditions 

Prior to granting final plan approval, the City of Welland must be in receipt of written 
confirmation that the requirements of each condition have been met satisfactorily and 
that all fees have been paid to the satisfaction of the Niagara Region. 

Condominium Agreement 
Prior to final approval for registration, a copy of the executed condominium agreement 
for the proposed development should be submitted to the Regional Planning and 
Development Services Department for verification that the appropriate clauses have 
been included. 

Note: The Development Services Division recommends that a copy of the draft 
agreement also be provided in order to allow for the incorporation of any necessary 
revisions prior to execution. 
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ENVIRONMEN T AL 

September 12, 2019 BEL 217369 

Mr. Craig A. Rohe, M.PI., MCIP, RPP via e-mail: craig@ucc.com 
Senior Planner 
Upper Canada Consultants 

c/o Mountainview Homes 
3350 Merrittville Hwy, Unit #9 
Thorold, ON L2V 4Y6 

Re: Review of Niagara Peninsula Conservation Authority and Niagara Regional Planning and 
Development Services Comments, Environmental Impact Study, Southwoods Vacant 
Land Condominium Plan, 633 South Pelham Road, City of Welland, Niagara Region 

Dear Mr. Rohe: 

Beacon Environmental Limited (Beacon) has completed a review of the Regional Planning and 
Development Services comments provlded to Upper Canada Consultants (UCC) (letter via e-mail 
September 11, 2019) and the Niagara Peninsula Conservation Authority (NPCA) (letter via e-mail 
September 11 , 2019) and provide the following with respect to comments on natural heritage and the 
Environmental Impact Study (EIS) completed by Beacon (July 2019) in support of the Southwoods 
Vacant Land Condominium Plan application. 

Provincially Significant Wetland PSW 

Both the Region and NPCA have expressed concern that construction at several locations will encroach 
into the 15 m buffer lands. To protect the wetland area and 15 m buffer lands during construction, 
Beacon identifies that an additional mitigation measure be identified as a condition as follows: 

Construction Exclusion Filter Fabric and Paige Wire Fencing 

To help ensure that site grading or heavy equipment does not impose on the PSW wetland area, or the 
15 m buffer lands, for the duration of the construction phase paige wire fencing with filter fabric for the 
first 1 m should be installed along the entire east boundary of the buffer lands. For areas were 
encroachment into the buffer lands are required to accommodate construction works, exclusion fencing 
should be placed along the wetland boundary. Fencing should be installed prior to any site clearing or 
grading works and maintained during the entire development process. The fencing should be removed 
when development work is completed. 

With respect to potential impacts to the 15 m buffer lands due the proximity of the required works, 
impacts to the existing buffer lands can be anticlpated to occur. However, as noted in the EIS the 
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existing vegetation within the proposed 15 m buffer lands is meadow field habitat and not sensitive or 
critical adjacent lands habitat, so impacts during construction will not be significant. Also, the EIS 
identifies that post construction that a buffer planting plan is required to increase the protective function 
of the buffer. Development of this plan will be able to address any physical impacts to the buffer lands 
that may have occurred during construction. 

The Region has commented that it is not clear if the "preliminary" analysis completed by UCC as part 
of the Wetland Surface Water Flow Assessment assessed the post-development conditions with or 
without existing infrastructure, which is currently understood to be located within the PSW and assists 
with wetland drainage. Further it is stated that the City may wish this infrastructure to be removed or 
capped prior to the transfer of Block 1, but that the EIS does not assess how this work may impact the 
wetland and post-development conditions. The NPCA also stated that the EIS was silent on the 
current impact of the pipe to the PSW and did not provide any options for addressing the pipe. 

The Region has recommended that prior to the City assuming ownership of Block 1, which includes the 
PSW and buffer lands that an updated analysis/assessment be submitted that confirms any existing 
infrastructure and potential changes to the wetland/water levels can be dealt with, without negatively 
impacting the wetland. NPCA stated that they also required that the completion of an EIS addendum 
for proposed works on the exiting infrastructure in the PSW be identified as a Condltions of Draft 
Plan Approval. 

The EIS completed by Beacon assessed the wetland and potential impacts based on exiting conditions, 
including existing infrastructure (pipe) in the wetland, what ever it may be, and UCC's analysis of post 
development surface water flows to the wetland. With respect to analysis/assessment of water levels 
as a result of future alterations to the existing infrastructure in the wetland, that analysis can not be 
completed by Beacon, and will need to be address by UCC or another retained engineering firm . With 
respect to future impact impacts on the wetland as a result of future works undertaken by the City on 
exiting infrastructure in the wetland, we believe that this assessment is the responsibility of the City, as 
the City will be the proponent for the works, and that the assessment of potential impacts to the PSW 
undertaken by the City include an assessments of the potential changes to water levels. It is noted that 
as per the development polices of Region's, NPCA, and Provincially Policy Statement, that development 
in an PSW is not permitted . Therefore, future works on the existing infrastructure in the PSW will need 
be addressed following the Municipal Class EA process, and can not be undertaken by Beacon as an 
addendum to the EIS, which is an EA document under the planning process. 

NPCA also noted that the City has indicated that a proper turnaround is required at the terminus of 
Foxtail Avenue and are requiring the developer to construct such a turnaround. The NPCA identify 
that additional environmental work (e.g. an EIS addendum) is required that will examine options for 
the turnaround and address NPCA Policies for public infrastructure (Section 8.2.4) and that detailed 
design drawings will be required. 

As the design for the turnaround will most likely encroach into the PSW, as noted above, the 
environmental assessment process that will need to be undertaken is an Municipal Class EA that 
will examine design options and assess impacts, not an addendum to the EIS, which is an EA 
document under the planning process. 
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Significant Woodland 

The Region notes that the EIS does not identify the woodland adjacent to the western boundary of the 
property as ECA Significant Woodland, but that Region's Core Natural Heritage System (CNHS) does. 
For the EIS Beacon consulted Schedule C of the Official Plan which provides mapping of the CNHS. 
The Schedule C mapping is very course, which is often problematic, however, most of the woodland 
west of the property is not mapped as ECA, but some ECA is shown along the western boundary in the 
southern portion of the property boundary. Nevertheless, as detailed on page 16 of the EIS, the forested 
block on the adjacent lands to the west of the property is approximately 5 ha in size, as it is separated 
from other woodlands to the south by a residentials development and woodland to the north by Sumbler 
Road. Therefore, as the area lies outside of an urban area, the woodlot does not meet the 10 ha or 
greater size criteria, or any other criteria as detailed in Policy 7.B.1.5 of the Official Pan. Therefore, the 
EIS concluded that the woodland adjacent to the property was not ECA Significant Woodland . 
Nevertheless, it is agreed as stated by the Region that the development as proposed will not impact on 
the adjacent woodland. 

Species at Risk 

The Region notes that the EIS refers to correspondence from the MNRF with respect to potential 
Species at Risk (SAR), but that no correspondence was included either from the MNRF or the Ministry 
of Environment, Conservation and Parks (MECP) which is now responsible for SAR. 

As the Region is aware, starting in April 2019 the MECP does not respond to requests for potential 
occurrences of SAR for a specific area. However, for a previous project located within the limits of the 
City of Welland, in 2018 Beacon did correspond with the MNRF with respect to potential SAR. The 
MNRF provided the list of potential SAR for the City of Welland which is provided in Appendix 1 of the 
EIS. However, that specific 2018 correspondence requesting SAR information from the MNRF for the 
other project is not provided in this EIS. 

Based on exiting habitat associated with the subject lands, potential SAR within the City of Welland, 
and detailed sites surveys conducted for the subject lands over a number of years which did not identify 
the presence of any SAR, no SAR are expected to occur during the construction phase of the 
development. Therefore, preconstruction site survey of the subject lands for SAR is not identified as a 
requirement in the EIS, However, no one is exempted from the Endangered Species Act at any time. 

Fish Habitat 

The Region has requested that correspondence from the Department of Fisheries and Oceans (DFO) 
related to works in Draper's Creek be provided to the Region and NPCA. Once received, Beacon will 
provide UCC the DFO correspondence so that it can be forward to the Region and NPCA. 

Page 3 
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September 12, 2019 
"-§ BEACON 

I trust the above meets your present needs . Should you have any questions or points for discussion, 
please do not hesitate to contact the undersigned at 416-729-0544. 

Prepared by: 
Beacon Environmental 

Ron Huizer, B. Sc. (Honours) 
Principal 

Attachments 

Regional Planning and Development Services letter, September 11 , 2019. 

Niagara Peninsula Conservation Authority letter, September 11, 2019. 
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GENERAL MANAGER 

CFO 

CAO 
COUNCIL 

INFRASTRUCTURE AND DEVELOPMENT SERVICES 

REPORT P&B-2020-04 
JANUARY 21, 2020 

SUBJECT: PROPOSAL TO STOP UP AND CLOSE AND DECLARES 
SURPLUS CAROLINE AVENUE LOCATED NORTH OF 
SAUER STREET, SOUTH OF THE FORMER RAILWAY 
LANDS, NORTH OF LOUISE STREET, MCLAUGHLIN 
STREET, AND HILDRED STREET AND WEST OF 
BRADLEY AVENUE 

AUTHOUR: RACHELLE LAROCQUE, BES. M.Sc., MCIP, RPP 
PLANNING SUPERVISOR 

APPROVING GRANT MUNDAY, B.A.A., MCIP, RPP 
SUPERVISOR: 

APPROVING G.M.: TRAVERS FITZPATRICK 
GENERAL MANAGER, 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 

REC OM MEN DA TIO NS: 

1. THAT THE COUNCIL OF THE CITY OF WELLAND stops up and close and 
declares surplus to the City's needs Caroline Avenue, located north of Sauer 
Street, South of the Former Railway Lands, North of Louise, McLaughlin, and 
Hildred Streets and West of Bradley Avenue; and 

2. THAT Welland City Council transfers Caroline Avenue to Centennial Construction 
(Niagara) Inc. in exchange for a future roadway of equal area and constructed to 
municipal standards, and that the developer be responsible for all costs associated 
with the transfer. 

ORIGIN AND BACKGROUND: 

The City declared surplus and sold the lands north of Sauer Street, south of the Former 
· Railway Lands, east of Louise Street and west of Bradley Avenue in the fall of 2019. 

Caroline Avenue was not included in the sale as the intent was to maintain a road 
connection to the future Bradley Avenue from Louise Street. The successful purchaser 
has created a plan for the development of these lands, however, they have identified that 
the location of Caroline Avenue does not allow for the most efficient development of the 
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that the relocation of the road will allow for a better development, particularly for the block 
north of Caroline Avenue and south of the former Railway Lands. 

In order to allow for the relocation of the road, the City mustfirst stop up and close Caroline 
Avenue and declare it surplus. The City will also need to transfer the road allowance so 
that it can be developed with houses by the developer, and Caroline Avenue can be 
relocated further north on the lands that were sold to the developer. The City will receive 
a road allowance upgraded to City Municipal Standards at the cost of the developer, in 
exchange for Caroline Avenue. 

FINANCIAL CONSIDERATION: 

There are no financial implications related to the contents of this Report as the developer 
is responsible for the construction of Caroline Avenue. 

OTHER DEPARTMENT IMPLICATIONS: 

With regard to other Departments, there are no implications as a result of the contents of 
this Report. 

SUMMARY AND CONCLUSION: 

The City sold the surrounding lands in 2019 to a land developer with the intent of seeing 
them developed for residential purposes. The developer has requested, that for the most 
efficient use of the land, Caroline Avenue be moved further north. Staff are in agreement 
that this is appropriate, and the stopping up and closing, as well as the sale of the road 
allowance should proceed. 

ATTACHMENTS: 

Appendix I 
Appendix II 
Appendix Ill -

Key Map 
Aerial Photo 
Proposed Subdivision Plans 
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237 APPROVALS 

GENERAL MANAGER 

CFO 

CAO 

COUNCIL 

INFRASTRUCTURE AND DEVELOPMENT SERVICES 

REPORT P&B-2020-05 
JANUARY 21, 2020 

SUBJECT: APPLICATION FOR TAX INCREMENT GRANT PROGRAM 
COMMUNITY IMPROVEMENT PLAN FOR THE 
DOWNTOWN AND HEALTH AND WELLNESS CLUSTER 
2715280 ONTARIO INC. 
22 AND 28 STEEL STREET (FILE NO. DHWC 2019-19) 

AUTHOR: CHRISTINE ROSSETTO, B.A. (Hons.) 
PLANNING ASSIST ANT 

APPROVING 
SUPERVISOR: 

ROSE DI FELICE, M.PI., M.Sc., MCIP, R.P.P. 
MANAGER OF POLICY PLANNING 

APPROVING G.M.: TRAVERS FITZPATRICK 
GENERAL MANAGER, 
INFRASTRUCTURE AND DEVELOPMENT SERVICES 

RECOMMENDATION: 

THAT THE COUNCIL OF THE CITY OF WELLAND approves the Downtown and Health 
and Wellness Cluster Community Improvement Plan Application for property municipally 
known as 22 and 28 Steel Street for the Tax Increment Grant Program in the estimated 
amount of $36 1 911.56; and further 

THAT Welland City Council supports the circulation of this Report to Niagara Region to 
request the Region 1 s participation in the Tax Increment Grant Program; and further 

THAT Welland City Council directs Staff to prepare the required By-law and Agreement; 
and further 

THAT Welland City Council authorizes the Mayor and City Clerk to execute any 
documentation required to satisfy conditions related to participation in the Downtown and 
Health and Wellness Cluster Incentive Program. 

ORIGIN AND BACKGROUND: 

A Downtown and Health and Wellness Cluster Community Improvement Plan (CIP) 
Incentive Application has been received for property municipally known as 22 and 28 Steel 
Street. A new semi-detached dwelling with 2 additional accessory units is proposed on the 
existing vacant lot and the Owner is seeking approval under the Tax Increment Grant {TIG) 
Program wherein Council approval is required. In addition 1 the Owner has made 
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Application for the Residential Grant Program and the Planning and Building Fees Grant 
Program under this CIP for which approval has been delegated to Staff. 

The purpose of the TIG Program is to encourage rehabilitation, redevelopment, infill and 
intensification projects by providing a financial incentive that reduces the property tax 
increase that can result from development/redevelopment. This Grant is based on 80% of 
the municipal (City and Region) property tax increase for up to 1O years following project 
completion where the project results in an increase in assessed value and therefore 
property taxes. 

COMMENTS AND ANALYSIS: 

The subject property is located on the west srde of Steel Street and is illustrated on the 
attached Location Map (Appendix 1). A one storey semi-detached dwelling with 2 
additional accessory dwellings unrts is proposed. Once completed, this building will 
contain 4 dwelling units. 

The TIG Program provides an annual grant equivalent to 80% of the increase in municipal 
(City and Region) property taxes that result from the project for up to 10 years. Based on 
the information provided, Staff has estimated the Grant to be approximately $36,911 .56 
over the 10 year Grant period as shown in Appendix II. The City's contribution to this 
incentive has been estimated to be $20,450.26, being approximately 55% percent of the 
estimated Grant. The Grant ceases when the total along with all other Grants provided 
equals the cost of redevelopment, or 10 years, whichever comes first. 

As part of the Grant Program requirements, the proposal must comply with the City's 
Urban Design Guidelines (UDG) approved by Council in 2014. Staff has completed a 
review of the proposed development and in order to ensure conformity with the UDG, 
modifications to the front building elevations will be required. This includes lighting and 
address numbers at each entrance on the front fai;.:ade and the use of 2 cladding materials 
(siding and one other type) on the front fai;.:ade of the building. 

The CIP and Program eligibility requirements for Application processing includes, among 
other items, the submission of 2 cost estimates for the eligible works. The requirement for 
2 cost estimates is to ensure that the Owner and the City obtain the best value for their 
financial contribution, assist in avoiding inflated costs and assists the City to ensure that 
public monies are wisely and accountably spent. As well, the CIP requires the City to base 
any grants on the lowest cost estimate or final cost, whichever is less. 

With respect to eligible costs for this Grant, the Owner has provided 2 total cost estimates 
from bona fide contractors for the proposed works. The lowest quote from Construction 
Services of Niagara is $320,765 (excluding HST) and has been used in the estimated TIG 
calculation shown in Appendix II. 

Niagara Region must confirm their participation in the Tax Increment Grant Program. 

If Council approves this Application, the Owner will be required to enter into a Grant 
Agreement which will specify the terms, duration and provisions of the Grant including 
incorporating lighting, addressing and the use of 2 types of cladding materials as 
described above. As per the CIP Program requirements, the construction works cannot 
commence until the Agreement has been executed. This allows the City to ensure that a 
Grant is only issued in accordance with the approval and Incentive Program requirements. 
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Successful completion of this project is a requirement of the TIG Program along with the 
Owner being responsible for all costs of the project. General and specific Program 
requirements must be fulfilled as they protect the financial, liability and planning interests 
of the City. 

The proposal meets the purpose of the CIP by stimulating private sector investment within 
the CIP Project Area. The new development will increase tax assessment and property 
tax revenues over the 10 year term of the TJG. The proposal will provide for varied housing 
opportunities. 

Staff recommends approval of the Application for the Tax Increment Grant Program for 22 
and 28 Steel Street. This financial incentive will help offset the costs of redevelopment of 
this property. When completed, it will result in 4 new residential dwelling units. 

FINANCIAL CONSIDERATION: 

The TIG Program will be administered as follows: 

• Tax increment based grant program uses future tax increase (tax increment) to pay 
for eligible costs by way of a property tax rebate; 

• Regional participation is subject to Regional Council approval; and 
• Grant equals 80% of City and Region portion of property tax increase rebated 

annually each year for up to 10 years. 

The total amount of all Grants provided through available Incentive Programs shall not 
exceed the total cost of redevelopment. 

OTHER DEPARTMENT IMPLICATIONS: 

The Legal Division will be involved in the registration of the Agreement and By-law, if 
applicable. The Finance Division will be involved with all financial aspects associated with 
the Incentive Program. The Building Division has issued a building permit for a semi­
detached dwelling and will be involved with the issuance of the required Building Permits 
for the 2 future accessory dwelling units and any applicable Development Charge 
Reductions. 

SUMMARY AND CONCLUSION: 

The Owner of 22 and 28 Steel Street has requested funding under the Downtown and 
Health and Wellness Cluster Community Improvement Plan Incentive Program for this 
property. Council's implementation of the Tax Increment Grant Program facilitates 
redevelopment of properties in the CIP Project Area by assisting property Owners with 
development costs . 

Staff recommends approval of the Application for the Tax Increment Grant for 22 and 28 
Steel Street as discussed in this Report. The approval of this Application will provide an 
estimated financial incentive to the Owner of $36,911 .56 in eligible costs . The 
development will increase the assessed value of the property and will create 4 new 
residential dwelling units within the Health and Wellness Cluster. 

ATTACHMENTS: 
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Appendix I Location Map 
Appendix 11 Tax Increment Grant- Estimated Calculation 
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GENERAL MANAGER COUNCIL 

CORPORATE SERVICES -CLERKS DIVISION CFO 

CAO 

REPORT CLK-2020-01 j_O":) ~ 
JANUARY 21, 2020 

SUBJECT: ANNUA[ REPORT - 2019 MEETINGS OF COUNCIL 

AUTHOR: TARA S'TEPHENS, CITY CLERK 

APPROVING G.M.: STEVE ZORBAS, GENERAL MANAGER, CORPORATE 
SERVICES, CHIEF FINANCIAL OFFICER/TREASURER 

RECOMMENDATION: 

THAT THE COUNCIL OF THE CITY OF WELLAND receives for information Report CLK-2020-
01, regarding the annual meetings of Council in 2019. 

ORJGIN AND BACKGROUND: 

On January 19, 2016, Welland City Council approved a motion that requested staff prepare an 
annual report that summarizes the meetings of Council for the previous year. The annual report 
provides information regarding the following meetings: 

• Council Meetings 
• General Committee Meetings 
• Special Council Meetings 
• Committee-of-the-Whole (In-camera) Meetings (COTW) 
• Budget Review Committee (BRC) Meetings 

COMMENTS AND ANALYSIS: 

At the December 4, 2018 Council Meeting, Council approved report CLK-2018-18, 2019 Council 
Meeting Schedule for all Council and General Committee meetings. 

COTW and Special Council meetings are scheduled on an as needed basis, and are not 
determined in Report CLK-2018-18. The BRC meeting dates are not included in the report, as 
the dates are determined by the Mayor, BRC Chair1 Chief Administrative Officer, and the Chief 
Financial Officer. 

Below is a comparison of the scheduled meetings compared to actual meetings of Council in 
2019: 

Meeting Scheduled Actual Amount 
Amount Held 

Council Meetings 21 21 
General Committee Meetinq 18 9 
Special Council Meetings NIA 13 
Committee-of-the-Whole (In-Camera) NIA 30 
Budget Review Committee Meetings NIA 6 
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FINANCIAL CONSIDERATION: 

N/A 

OTHER DEPARTMENT IMPLICATIONS: 

N/A 

SUMMARY AND CONCLUSION: 

At the request of Welland City Council, this report has been prepared to provide a summary of 
the actual meetings of Council held in 2019, compared to the approved 2019 Council Meeting 
Calendar. 

As requested and approved by Council, a report will be submitted on an annual basis to Council 
to summarize the scheduled and actual meetings of Council for each year. 

ATTACHMENTS: 

Appendix I - Report CLK-2018-18- 2019 Council Meeting Calendar. 
Appendix 11- 2019 Actual Meetings of Council. 
Appendix Ill - Budget Review Committee Meetings Held in 2019. 
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REPORT CLK-2018-18 /g-'J i 
DECEMBER 4, 2018 

SUBJECT: 2019 COUNCIL MEETING CALENDAR 

AUTHOR: CARMELA RADICE, ACTING CITY CLERK 

APPROVING G.M.: ROSANNE MANTESSO, GENERAL MANAGER 
HUMAN RESOURCES AND LEGISLATIVE SERVICES 

RECOMMENDATION: 

THAT THE COUNCIL OF THE CITY OF WELLAND receives for information Report CLK-2018-
18 regarding the 2019 Meeting Calendar for Council and establishes the Council meeting dates 
for 2019 as set out in Appendix I attached thereto and further; 

THAT WELLAND CITY COUNCIL approves the amended start time of Council meeting to 6:00 
p.m. and adjournment time to 10:00 p.m. with a one extension of curfew of one-half hour 
duration may be granted if Council agrees by 2/3 majority. ; and further 

That Welland City Council instructs the City Clerk to amend By-law 2017- 6, as being the 
Procedural By-law start time to 6:00 p.m. and adjournment time shall be 10:00 p.m. with a one 
extension of curfew of one-half hour duration may be granted if Council agrees by 2/3 majority. 

ORIGIN ANO BACKGROUND: 

The calendar of meetings for Council is reviewed annually by staff to establish meeting dates 
that allow staff to plan for resources and ensure minimal conflict with other events that are 
scheduled throughout the year (ie. various conferences, March Break, statutory holidays, etc.). 

In accordance with the Procedural By-law, Council meeting dates are established as the first 
and third Tuesdays of each month, subject to a revised summer schedule and changes to the 
schedule throughout the year by motion of Council, when required. Traditionally, General 
Committee Meetings are scheduled on the second and fourth Tuesdays of each month 
respectively; however, these meetings are held on an as-needed basis in consultation with the 
Mayor. 

COMMENTS AND ANALYSIS: 

March Break: 

In 2019, the week of March 11 to 15 is March Break. Traditionally some members of Council, 
as well as many staff, have taken vacations with family at this time. As such, there will be no 
Council Meeting on Tuesday, March 12, 2019. 
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Summer Schedule: 

Following past practice, Council Meetings during the summer months are limited to one meeting 
per month to allow Council and staff time to schedule and enjoy a summer vacation . The 
proposed summer schedule also works around the 2018 Association of Municipalities of Ontario 
(AMO) Conference scheduled August 18 to 22, 2019, to permit interested Council members to 
attend the conference. 

Welland Hydro-Electric Holding Corp. Annual Shareholder Meeting: 

The Annual Meeting of Welland Hydro-Electric Holding Corporation is held in the month of June; 
for 2019 meetings are tentatively scheduled for June 25, 2019. 

As always, the Mayor will be consulted should the need for a Special Councll Meeting arise 
during the year. 

Amendment to Start and Adioumment Time 

Prior statistics show that Council's meetlng are running on average of two (2) to four (4) hours 
per night, not including Committee of the Whole (In Camera). A review of the City's Budget 
Review Committee meeting times was conducted and those meetings averaged the same 
amount of time two (2) to four (4) hours with a start time of 5:00 p.m . Research was conducted 
on the start times of other local municipalities with in the Region and they vary. Staff spoke with 
Cogeco Telecommunications Company and the amended request can be accommodated. Staff 
is requesting that City of Welland Council meetings be amended to commence at 6:00 p.m. and 
adjournment be amended to 10:00 p.m. with a one extension of curfew of one-half hour duration 
may be granted if Council agrees by 2/3 majority. 

Fl NANCIAL CONSIDERATION: 

There are no financial considerations other than the normal costs associated with publishing 
notice of meetings under the City's Procedural By-law 2017-6, Notice By-law 2013-127, and/or 
the By-laws of Welland Hydro, as required. 

OTHER DEPARTMENT IMPLICATIONS: 

Staff has reviewed the 2019 Council Meeting Calendar at a recent Corporate Leadership Team 
(CLT) meeting and support the schedule being proposed. 

SUMMARY AND CONCLUSION: 

The early planning of a meeting schedule enables staff and Councll to organize their priorities 
for meetings and agendas. It is recommended that Council support this staff recommendation. 

ATTACHMENT: 

Appendix I - Schedule of 2019 Meeting Dates and various dates and events used in 
determining the Schedule. 
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2019 SCHEDULE OF MEETINGS 
All meetings commence at 6:00 p.m. (unless indicated otherwise on Agendas) 

Date 
Januarv 8, 2019 
Januarv 15, 2019 
Januarv 22, 2019 

Februarv 5, 2019 
Februarv 12, 2019 
Februarv 19, 2019 
February 26, 2019 

March 5, 2019 
March 19, 2019 
March 26, 2019 

Aoril 2, 2019 
Aoril 9, 2019 

April 16, 2019 
Aoril 23, 2019 

May 7, 2019 
Mav 14, 2019 
Mav 21, 2019 
Mav 28, 2019 

June 4, 2019 
June 11, 2019 
June 18, 2019 
June 25, 2019 

Julv 9, 2019 

Auaust 6, 2019 

September 3, 2019 
Seotember 10, 2019 
Seotember 17, 2019 
September 24, 2019 

October 8, 2019 
October 15, 2019 
October 22, 2019 
October 29, 2019 

November 5, 2019 
November 12, 2019 
November 19, 2019 
November 26, 2019 

December 3, 2019 
December 10, 2019 
December 17, 2019 

Meeting 
General Committee 
Council 
General Committee 

Council 
General Committee 
Council 
General Committee 

Council 
Council 
General Committee 

Council 
General Committee 
Council 
General Committee 

Council 
General Committee 
Council 
General Committee 

Council 
General Committee 
Council 
General Committee NVelland Hydro Annual 
Shareholder Meeting 

Council 

Council 

Council 
General Committee 
Council 
General Committee 

Council 
General Committee 
Council 
General Committee 

Council 
General Committee 
Council 
General Committee 

Council 
General Committee 
Council 
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Date Meeting Purpose Start Time End Time 

January 8, 2019 General DELEGATIONS 7:03 P.M . 8:36 P.M . 
Committee Roger Ali, President & CAO and Mike Grocholsky, Member of Board of Directors, Niagara 

Health Foundation re: Niagara Health Foundation Update. 

STAFF REPORTS 

Gen. Mgr., Infrastructure and Development Services/City Engineer, E. Nickel - Retail 
Cannabis: opt-in or opt-out decision. 

January 15, 2019 COTW •Proposed or pending acquisition or disposition of land by the municipality or local 6:01 P.M . 6:57 P.M. 
board: 
- (1) Sale of Land. 
• Litigation or potential litigation, including matters before administrative tribunals, 
affecting the municipality or local board: 
- (1) Snowmobile Club Lease. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- (1) Appointmentfor the Niagara Peninsula Conservation Authority. 
- (1) Non-union Vacancy. 

January 15, 2019 Council Council Reviewed Correspondence, Reports and By-laws as provided in the Council 7:02 P.M. 10:08 P.M. 
agenda . 

January 22, 2019 Special Council - • For the purpose of educating or training members: 5:32 P.M . 7:25 P.M. 
COTW - (1) Harassment Training. 

January 22, 2019 Special Council BY-LAWS 7:25 P.M . 7:27 P.M . 
A By-law to authorize acceptance of an offer from Centennial Developments {Niagara) Inc. 
for the sale of vacant land on Louise Street and Iva Street. 
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February 5, 2019 COTW • A trade secret or scientific, technical, commercial or financial information that belongs 5:30 P.M. 6:57 P.M . 
to the municipality or local board and has monetary value or potential monetary value: 7:21 P.M. 7:46 P.M . 
- (1) Regional Governance Review update. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- (1) Citizens Appointments for the foJfowing Committee: 

- Committee of Adjustment/Committee of Revision. 
- Property Standards Committee/Dog Control Appeal Committee. 
- Welland Public Library Board. 

• Litigation or potential litigation, including matters before administrative tribunals, 
affecting the municipality or local board. 
- (1) Hunters Pointe Pumping Station. 
• Security of the property of the municipality or local board: 
- (l)City owned lands former Railway lands. 

February 5, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:03 P.M . 10:53 P.M. 
Committees and notice of motions as provided in the Council agenda. 

February 12, 2019 General CANCELLED 
Committee 

February 19, 2019 COTW • A trade secret or scientific, technical, commercial or financial information that belongs 4:45 P.M. 6:03 P.M. 
to the municipality or local board and has monetary value or potential monetary value: 
- (2) Regional Governance Review update. 
• Litigation or potential litigation, including matters before administrative tribunals, 
affecting the municipality or local board: 
- (1) Waterway User Group Lease. 
• Security of the property of the municipality or local board: 
- (1) City awned lands north-west of 67 Colbeck Drive. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- (1) Non-union positions. 

February 19, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 6:10 P.M. 10:58 P.M. 
Committees and notice of motions as provided in the Council agenda. 
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February 26, 2019 Special Council 

February 26, 2019 General 
Committee 

March 5, 2019 COTW 

March 5, 2019 Council 

STAFF REPORT 7:04 P.M. 7:08 P.M. 
Gen. Mgr., Corporate Services, Chief Financial Officer/Treasurer, S. Zorbas - 2019 Interim 
Tax Levy. Ref. No. 19-4. 

BY-LAW 
A By-law to provide an Interim Tax Levy for year 2019. 
DELEGATIONS 7:08 P.M. 7:47 P.M. 
Nora Reid, President, Central Station Education Initiative re: Lease Extension. 

Renee Delaney, Planting with Purpose re: Small scale farms teaching garden. 
• Litigation or potential litigation, including matters before administrative tribunals, 5:45 P.M. 6:58 P.M . 
affecting the municipality or local board and security of the property of the municipality 
or local board: 
- (1) Development Charges Appeal. 
• A trade secret or scientific, technical, commercial, financial or labour relations 
information, supplied in confidence to the municipality or local board, which, if disclosed, 
could reasonably be expected to prejudice significantly the competitive position or 
interfere significantly with the contractual or other negotiations of a person, group 
of persons, or organization: 
- (1) Welland Rotary Club. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- (2) Non-Union position. 
- (2) Citizens Appointments for the following Committee: 

- Town and Gown 
- Market Square Advisory Committee. 
-Arts and Culture Advisory Committee. 
- City of Welland Heritage Advisory Committee. 
- Transit Advisory Committee. 

Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:05 P.M. 10:55 P.M . 
Committees and notice of motions as provided in the Council agenda. 

250

Page 3 of 17 



APPENDIX II 

March 19, 2019 COTW • litigation or potential litigation, including matters before administrative tribunals, 5:55 P.M . 7:13 P.M . 
affecting the municipality or local board and security of the property of the municipality 
or local board: 
- (1) Welland Tennis Club Lease. 
- (2) Waterway User Groups Lease update. 
- (1) Major Street, Committee ofAdjustment Decision - LPAT. 
- (1) Central Fire Haff. 
• A trade secret or scientific, technical commercial or financial information that belongs 
to the municipality or local board and has monetary value or potential monetary value: 
- (1) Global Affairs Canada for Invest Canada - Community Initiatives (!CCI). 

March 19, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:17 P.M. 10:49 P.M. 
Committees and notice of motions as provided in the Council agenda . 

March 26, 2019 Special Council - • Proposed or pending acquisition or disposition of land by the municipality or local 6:25 P.M. 6:55 P.M. 
COTW board: 

- {2) City Owned Property- potential sale of land. 
• A trade secret or scientific, technical, commercial, financial or labour relations 
information, supplied in confidence to the municipality or local board, which, if disclosed, 
could reasonably be expected to prejudice significantly the competitive position or 
interfere significantly with the contractual or other negotiations of a person, group of 
persons, or organization. 
- (1) Bid opportunity for waterway update 

March 26, 2019 Special Council BY-LAWS 6:25 P.M . 7:01 P.M. 
A By-law to authorize acceptance of tender from A.J. Stone Company Ltd. for supply and 
delivery of personal protective equipment used for firefighting (A.K.A. bunker gear) . 

April 2, 2019 COTW • Proposed or pending acquisition or disposition of land by the municipality or local 6:25 P.M. 6:54 P.M. 
board : 
- {3} Sale of city owned lands. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- (2}Non-union vacancy. 
- {1} City of Welland Heritage Advisory Committee. 

April 2, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:01 P.M . 9:42 P.M. 
Committees and notice of motions as provided in the Council agenda. 
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April 9, 2019 General DELEGATIONS 7:02 P.M . 9:21 P.M . 
Committee Walkerton Clean Water Centre re: Standard of Care Training. 

April 16, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7 :04 P.M. 8:54 P.M . 
Committees and notice of motions as provided in the Council agenda. 

April 23, 2019 Special Council - • Proposed or pending acquisition or disposition of land by the municipality or local 6:07 P.M. 6:56 P.M. 
COTW board: 

- (1) Rice Road Update. 

• Litigation or potential litigation, including matters before administrative t ribunals, 
affecting the municipality or local board : 
- (2) Welland Tennis Club. 

April 23, 2019 Special Council DELEGATION(S) 7:02 P.M. 8:14 P.M. 
09-159 Sharon Ann Major, Bridge 18 Co Chair re: Welland Bridge 18 

STAFF REPORTS 
Gen. Mgr., Infrastructure and Development Services/City Engineer, E. Nickel - Investing 
in Canada Infrastructure Program Application, Rural and Northern Communities 
Funding Stream - Dain City Canal Crossing 

April 30, 2019 Special Council COUNCIL WORKSHOP- PARKS, RECREATION AND CULTURE MASTER PLAN 6:46 P.M . 8:45 P.M. 
Workshop 

(Facilitated session in accordance with Council Resolution 2019-457: That the Council 
of the City of Welland approves the request to hold a Special Council workshop on 

Tuesday, April 30, 2019 at 7:00 p.m. in Council Chambers, Civic Square to provide 
Welland City Council with the opportunity to provide input into the City's Parks, 

Recreation and Culture Master Plan.) 
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May 7, 2019 COTW - Meeting • Education or training sessions: N/A N/A 
not held, council - Harold Elston, Integrity Commissioner- Legislative Procedures. 
did not approve • Litigation or potential litigation, including matters before administrative tribunals, 
going in-camera. affecting the municipality or local board: 

- WeJJand Tennis Club. 
• Proposed or pending acquisition or disposition of land by the municipality or local board: 
- Construction of Fire Station #2. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- Non union vacancy. 

May 7, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:00 P.M. 9:42 P.M. 
Committees and notice of motions as provided in the Council agenda. 

May 14, 2019 General DELEGATIONS 7:03 P.M. 9:42 P.M. 
Committee Sue Barnett, Chair/Welland Trustee, District School Board of Niagara, 

and Laura Byers, CEO, Education Foundation of Niagara re: Update on District School 
Board of Niagara Schools. 

PRESENTATIONS 
Gary Long, Chief Administrative Officer re: Strategic Priorities. 

May 21, 2019 COTW • Litigation or potential or potential litigation, including matters before administrative 5:25 P.M. 6:57 P.M. 
tribunals, affecting the municipality or local board; and 
- (3) WeJJand Tennis Club. 
• Personal matters about an identifiable individual, including municipal or local board 
employees; 
- (3) Non-union vacancies. 
- (3) Citizens appointment to the following: 

- Senior Citizens Advisory Committee 
- Welland Arenas Advisory Committee 
- Waterway Advisory Committee 
-Accessibility Advisory Committee 
- Transit Advisory Committee 
- Market Square Advisory Committee and 
- Town and Gown Committee. 

- (1) Personnel matters. 
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May 21, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:06 P.M. 10:02 P.M . 
Committees and notice of motions as provided in the Council agenda . 

May 28, 2019 Special Council - • Proposed or pending acquisition or disposition of land by the municipality or local 6:45 P.M. 6:54 P.M. 
COTW board: 

- (4) Sale of Land. 

May 28, 2019 Special Council STAFF REPORT 7:00 P.M. 7:07 P.M. 
Gen. Mgr., Corporate Services, Chief Financial Officer/ Treasurer, S. Zorbas - 2019 
Tax Levy. 

June 4, 2019 COTW • A trade secret or scientific, techn ical commercial or labour relations information, 6:40 P.M. 7:05 P.M. 
supplied in confidence to the municipality or local board, which, if disclosed, could 
reasonably be expected to prejudice significantly the competitive position or interfere 
significantly with the contractual or other negotiations of a person, group of persons, or 
organization; 
- (1) Waterway Emergency Preparedness Phase 1, HIRA. 
• Proposed or pending acquisition or disposition of land by the municipality or local board: 
- (1) 570 River Road Land Transfer. 

June 4, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:07 P.M. 10:37 P.M. 
Committees and notice of motions as provided in the Council agenda. 

June 11, 2019 Special Council - • Personal matters about an identifiable individual, including municipal or local board 5:45 P.M. 7:04 P.M. 
COTW employees 

- (2) Personnel matters. 

June 11, 2019 Special Council CONFIRMATORY BY-LAW 7:03 P.M. 7:04 P.M . 

June 11, 2019 General PRESENTATIONS 7:06 P.M. 9:05 P.M . 

Committee Kay Matthews, Executive Director, Ontario Business Improvement Area Association 
(OBIAA) re: Municipal Business Improvement Area (BIA). 

DELEGATIONS 
David Heyworth, Official Plan Policy Consultant and Doug Giles, Director of Community 
and Long Range Planning, Niagara Region, Planning and Development Services re: 
Creating a new Regional Official Plan-Spring 2019 Update. 

Sean Norman, Senior Planner, Niagara Region, Planning and Development Services re : 
Natural Environment Background Study for the Regional Official Plan. 
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June 18, 2019 COTW • Personal matters about an identifiable individual, including municipal or local board 6:40 P.M. 6:50 P.M. 
employees: 
- (4) Citizens appointment to the following : 

- Senior Citizens Advisory Committee 
• Proposed or pending acquisition or disposition of land by the municipality or local 
board: 
- (1) Offer to sell to the City- Lots 955 - 958 inclusive, Plan 47. 

June 18, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:01 P.M. 10:31 P.M . 
Committees and notice of motions as provided in the Council agenda . 

June 25, 2019 Special Council - • A trade secret or scientific, technical, commercial or financial that belongs to the 5:25 P.M. 6:47 P.M . 
COTW municipality or local board and has monetary value or potential monetary value. 

- (l)Gateway CIP Agreement. 
• Under the Business Corporations Act-Welland Hydro-Electric Holding Corporation: 
- {1) Welland Hydro-Electric Holdings Corporation Annual General Meeting 
- (1) Election and Confirmation of Directors, and Directors Remuneration 

June 25, 2019 Special Council BY-LAWS 7:00 P.M. Recessed at 
A By-law to authorize acceptance of an offer from Walter Lucchetta for the sale of 7:01 P.M . 
vacant land (PT TWP Lot 239 Thorold/Gadsby Avenue). 

Reconvene 7:28 P.M. 
A By-law to authorize acceptance of an offer from Lucchetta Builders Inc. for the sale at 7:24 
of vacant land (Part 2 Plan 59R7365/ Aqueduct Street). P.M. 

A By-law to enter into contract with Nexterra Substructures Inc. for the Pine Street 
Municipal Services Improvements. 

A By-law to enter into contract with Alfred Beam Excavating Ltd. For the River Road 
Industrial Subdivision . 

June 25, 2019 General DELEGATIONS 7:29 P.M . 10:38 P.M . 
Committee Paul Turner, STEP re : STEP Program. 

David Ahong B.A., CSEP-CEP and Shannon Rotteveel B.Sc., CSEP- CEP, R.Kin re: Cancer Rx: 
Cancer Exercise Prescription. 

Niagara Region re: Welland Water Treatment Plan Phase II upgrade. 
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Anand Desai, Associate Planner, Monteith Brown Planning Consultant re: Parks and 
Recreation Master Plan. 

PRESENTATIONS 
Tara Stephens, City Clerk and Carmela Radice, Deputy Clerk re: Streaming/webcasting for 
the City of Welland . 

July 9, 2019 COTW • Litigation or potential litigation, including matters before administrative tribunals, 4:40 P.M. 6:58 P.M. 
affecting the municipality or local board: 
- (1) Gadsby Park/ands. 
• A trade secret or scientific, technical, commercial or financial that belongs to the 
municipality or local board and has monetary value or potential monetary value: 
- (2) Gateway C/P Agreement update. 
- (3) Regional Governance Review update. 
• A trade secret or scientific, technical, commercial, financial or labour relations 
information, supplied in confidence to the municipality or local board, which, if disclosed, 
could reasonably be expected to prejudice significantly the competitive position or 
interfere significantly with the contractual or other negotiations of a person, group of 
persons, or organization: 
- (2) Bid opportunity for waterway update. 
- (1) Bid opportunity for community recognition. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- (5) Citizen appointment to the following: 

- Welland Public Library Board. 
- (3) Personnel Matters update. 

July 9, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:04 P.M. 10:54 P.M. 
Committees and notice of motions as provided in the Council agenda. 

August 6, 2019 COTW • A trade secret or scientific, technical, commercial, financial or labour relations 4:35 P.M. 7:20 P.M. 
information, supplied in confidence to the municipality or local board, which, if disclosed, 
could reasonably be expected to prejudice significantly the competitive position or 10:37 P.M. 10:57 P.M. 
interfere significantly with the contractual or other negotiations of a person, group of 
persons, or organization: 
- (1) Brownfield redevelopment opportunity. 
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• Litigation or potential litigation, including matters before administrative tribunals, 
affecting the municipality or local board: 
- (2) Gadsby property transaction. 
- {1) Property along the waterway. 
• A trade secret or scientific, technical, commercial or financial that belongs to the 
municipality or local board and has monetary value or potential monetary value: 
- (4) Regional governance Review update. 
• A trade secret or scientific, technical, commercial, financial or labour relations 
information, supplied in confidence to the municipality or local board, which, if disclosed, 
could reasonably be expected to prejudice significantly the competitive position or 
interfere significantly with the contractual or other negotiations of a person, group of 
persons, or organization: 
- (1) Bid opportunities at the Welland International Flatwater Centre {WIFC). 
• Proposed or pending acquisition or disposition of land by the municipality or local 
board: 
- (1) Potential disposition of property. 
- (5) Purchase from and sale of property 28-40 East Main Street, City of Welland. 
• Personal matters about an identifiable individual, including municipal or local board 
employees and Litigation or potential litigation, including matters before administrative 
tribunals, affecting the municipality or local board: 
- {4) Personnel update. 

August 6, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:23 P.M. 11:00 P.M. 
Committees and notice of motions as provided in the Council agenda. 

September 3, COTW • Personal matters about an identifiable individual, including municipal or local board 4:39 P.M. 6:43 P.M. 
2019 employees: 

- (5) Personnel Matters. 
- (4) Non-Union Vacancies. 
• Litigation or potential litigation, including matters before administrative tribunals, 
affecting the municipality or local board: 
- (3) Gadsby property transaction. 
• A trade secret or scientific, technical, commercial or financial that belongs to the 
municipality or local board and has monetary value or potential monetary value: 
- (3) Gateway CIP Agreement. 
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• Proposed or pending acquisition or disposition of land by the municipality or local 
board: 
- {1) New tenant - Youngs Sportsp!ex. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- (6) Personnel update. 

September 3, Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:01 P.M. 9:51 P.M. 
2019 Committees and notice of motions as provided in the Council agenda . 
September 10, Special Council - • Proposed or pending acquisition or disposition of land by the municipality or local 5:40 P.M. 7:05 P.M. 
2019 COTW board : 

- (1) 300 Major Street. 
• A trade secret or scientific, technical, commercial, financial or labour relations 
information, supplied in confidence to the municipality of local board, which, if disclosed, 
could reasonably be expected to prejudice significantly the competitive position or 
interfere significantly with the contractual or other negotiations of a person, group of 
persons, or organization : 
- (1) Recreational Bid opportunities for the City of Welland. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- (7) Personnel matters/staffing issues. 

September 10, Special Council STAFF REPORTS 7:08 P.M. 7:28 P.M. 
2019 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick - Proposal to declare 

surplus city-owned lands north of Ross Street and Downs Drive, east of River Road and 
south of the Young's Sportsplex soccer fields, municipally known as 570 River Road . 

BY-LAW 
A By-law to authorize acceptance of a conveyance of land municipally known as 482 River 
Road from Welland Hydro-Electric Holding Corp. 

September 10, General DELEGATIONS 7:30 P.M. 10:28P.M . 
2019 Committee Jonna Wolfenberg, Volunteer and Events Coordinator, Community Support Services of 

Niagara re: Community Support Services of Niagara update. 

Janet Handy, Executive Director, Kristen French Child Advocacy Centre Niagara re : New 
programming at the Kristen French Child Advocacy Centre Niagara. 
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Kelly Jones, Resident of Welland re: 2019 Terry Fox Run. 

Dan Giancola, Resident of Niagara Falls re: 4t h Annual Gala - Give the boot to PTSD. 

Craig A. Rohe, Senior Planner, Upper Canada Consultants re: Canal View Condominium 
and the 406 South Corridor. 

PRESENTATIONS 
Tara Stephens, Acting General Manager Human Resources and Legislative Services/City 
Clerk and Carmela Radice, Deputy Clerk, re: Streaming/webcasting for the City of 
Welland . 

September 17, COTW • Personal matters about an identifiable individual, including municipal or local board 6:30 P.M. 7:00 P.M . 
2019 employees: 

- (6) Citizens appointment to the following: 
- Arts and Culture Advisory Committee 
- Senior Citizens Advisory Committee 

• Proposed or pending acquisition or disposition of land by the municipality or local 
board: 
- (2)New tenant - Youngs Sportsplex. 
- (2) 300 Major Street. 

September 17, Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7 :05 P.M. 10:27 P.M . 

2019 Committees and notice of motions as provided in the Council agenda. 

September 24, General CANCELLED N/A N/A 
2019 Committee 
October 1, 2019 COTW • Personal matters about an identifiable individual, including municipal or local board 5:12 P.M. 7:05 P.M. 

employees: 
- (1) Complaint regarding an employee. 
- (1) CAO's Performance Evaluation . 
- (3) Non-Union Position. 
• Proposed or pending acquisition or disposition of land by the municipality or local 
board: 
- (3) Youngs Sportsp/ex lease update. 
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• Litigation or potential litigation, including matters before administrative tribunals, 
affecting the municipality or local board: 
- (1) Contracts within City of Welland. 

October 1, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:06 P.M. 10:04 P.M. 
Committees and notice of motions as provided in the Council agenda. 

October 8, 2019 Special Council - • Proposed or pending acquisition or disposition of land by the municipality or local 5:35 P.M. 7:06 P.M. 
COTW board: 

- (4) Youngs Sportsplex lease update. 
• Proposed or pending acquisition or disposition of land by the municipality or local 
board, and 
• A trade secret or scientific, technical, commercial, financial or labour relations 
information, supplied in confidence to the municipality of local board, which, if disclosed, 
could reasonably be expected to prejudice significantly the competitive position or 
interfere significantly with the contractual or other negotiations of a person, group of 
persons, or organization: 
- (2) City owned lands and recreational opportunities. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- (8) Personnel matters/staffing issues 

October 8, 2019 Special Council STAFF REPORTS 7:09 P.M. 7:23 P.M. 
Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick- Pre-Approval of 2020 
Capital Project for-Main Arena steam boiler replacement. 

Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick - Transfer of funds from 
capital reserve & project award, Municipal Service Centre above ground fuel tanks. 

BY-LAWS 
A By-law to enter into contract with Waterloo Manufacturing Company, Limited for the 
design and replacement of the main arena steam boiler. 

A By-law to enter into contract with Castle Mechanical for the supply and installation of 
above ground fuel tanks at the Municipal Service Centre. 
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October 15, 2019 COTW • Proposed or pending acquisition or disposition of land by the municipa lity or local 6:50 P.M. 6:57 P.M . 
board: 
- (5) Youngs Sportsplex lease update. 

October 15, 2019 Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:01 P.M. 7:41 P.M. 
Committees and notice of motions as provided in the Council agenda. 

MEETING ADJOURNED FOLLOWING THE DELEGATION DUE TO TECHNICAL 

DIFFICULTIES IN COUNCIL CHAMBERS 

October 22, 2019 Special Council - • Personal matters about an identifiable individual, including municipal or local board 5:27 P.M . 7:03 P.M. 
COTW employees: 

- (1) Compensation review. 
• A trade secret or scientific, technical, commercial or financial information that belongs 
to the municipality or local board and has monetary value or potential monetary value: 
- (5) Governance Review Update. 

October 22, 2019 Special Council ALL MATTERS THAT WERE NOT CONSIDERED AT THE OCTOBER 15, 2019 COUNCIL 7:06 P.M . 9:20 P.M. 
MEETING 

October 22, 2019 General CANCELLED 

Committee 
November 5, COTW • Personal matters about an identifiable individual, including municipal or local board 6:31 P.M. 6:55 P.M. 
2019 employees: 

- (5) Non-Union vacancies. 
- (7) Citizens appointments to the following: 

- Waterway Advisory Committee 
- City of Welland Heritage Advisory Committee. 

November 5, Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:02 P.M. 10:35 P.M . 
2019 Committees and notice of motions as provided in the Council agenda. 

November 12, Special Council - • Personal matters about an identifiable individual, including municipal or local board 6:25 P.M . 7:25 P.M. 
2019 COTW employees: 

- (9) Personnel matter. 
• Proposed or pending acquisition or disposition of land by the municipality or local board 
and litigation or potential litigation, including matters before administrative tribunals, 
affecting the municipality or local board: 
- {1} Property matter. 
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November 12, Special Council STAFF REPORTS 7:15 P.M . 7:25 P.M . 
2019 Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -Service Centre Roof 

Replacement Phase 1 Tender. 

Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick - Installation Award 
for - Main Arena Steam Boiler Replacement. 

BY-LAWS 
A By-law to enter into contract with Schreiber Brothers Limited for the Service Centre 
Roof Replacement - Phase 1. 

A By-law to enter into contract with Union Boiler Company Limited for installation of 
boilers at the Main Arena. 

November 12, General DELEGATIONS 7:26 P.M. 9:50 P.M . 

2019 Committee Carolyn Ryall, Director, Niagara Region Transportation Services and Frank Tassone, 
Associate Director, Niagara Region Transportation Engineering re : Overview of the 
Niagara Region Transportation Services 5 Year Forecast. 

Leslie Bellingham, Director of Development and Communications of Open Arms Mission 
re: Current Programs/Services and New In itiatives at Open Arms Mission . 

November 19, C01W • Proposed or pending acquisition or disposition of land by the municipality or local 5:30 P.M . 6:45 P.M. 

2019 board: 
- {1) Sale of land and development updates. 
- (6) Youngs Sportsp/ex update. 
• A trade secret or scientific, technical , commercial , financial or labour relations 
information, supplied in confidence to the municipality of local board, which, if 
disclosed, could reasonably be expected to prejudice significantly the competitive 
position or interfere significantly with the contractual or other negotiations of a person, 
group of persons, or organization: 
- (1) Potential service delivery changes. 
• Personal matters about an identifiable individual, including municipal or local board 
employees: 
- {10) Personnel matter. 
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November 19, Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:00 P.M . 10:57 P.M. 
2019 Committees and notice of motions as provided in the Council agenda. 

November 25, Special Council - A trade secret or scientific, technical, commercial, or financial information, that belongs 6:35 P.M. 7:10 P.M. 
2019 COTW to the municipality or local board and has monetary value or potential monetary value : 

- (4}Gateway CIP Agreement. 

November 25, Special Council CONFIRMATORY BY-LAW 7:14 P.M . 7:15 P.M. 
2019 
November 26, General DELEGATIONS 7 :02 P.M . 7:54 P.M. 
2019 Committee Sonya Wierenga, Executive Director, Rose City Kids re: Current Programs/ Services at Rose 

City Kids. 

Steven Soos, Resident, re: Restoring Community Watch Groups. 

Tammy Maroudas, Territory Manager, Donor Relations, re: Canadian Blood Services -
Boxing Day Blood Donor Clinic at Youngs Sportsplex. 

December 3, Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:00 P.M. 10:55 P.M. 
2019 Committees and notice of motions as provided in the Council agenda. 

Timed out due to curfew - remaining items to be discussed at a Special Council 

meeting on December 10, 2019. 

December 10, Special Council - • A trade secret or scientific, technical, commercial, or financial information, that belongs 6:50 P.M . 6:52 P.M. 
2019 COTW to the municipality or local board and has monetary value or potential monetary value : 

- (l)Extension of Banking Services. 

December 10, Special Council MATTERS FROM THE DECEMBER 3, 2019 MEETING CONSIDERED. 7:00 P.M. 10:38 P.M. 
2019 
December 10, General MEETING CANCELLED DUE TO SPECIAL COUNCIL MEETING BEING HELD UNTIL 10:38 P.M. N/A N/ A 
2019 Committee 

December 17, COTW • Personal matters about an identifiable individual, including municipal or local board 6:25 P.M. 7:00 P.M . 

2019 employees: 
- (11) Personnel Matter, 
• Litigation or potential litigation, including matters before administrative tribunals, 
affecting the municipality or local board : 
- (2) Property Matter. 
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December 17, Council Council Reviewed Correspondence, Reports and By-laws, Agencies, Boards and 7:05 P.M. 11:27 P.M. 
2019 Committees and notice of motions as provided in the Council agenda. 

264
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APPENDIX Ill 

BUDGET REVIEW COMMITTEE MEETINGS HELD IN 2019 

EJ DATE OF MEETING START TIME END TIME 

I I I 

EJ October 16, 2019 5:02 p.m. 7:20 p.m. 

I I I 

E] October 28, 2019 5:01 p.m. 10:34 p.m. 

I I I 

EJ November 4, 2019 5:03 p.m. 10:43 p.m. 

I I I 

EJ November 11, 2019 5:02 p.m. 9:40 p.m. 

11 

EJ November 18, 2019 5:02 p.m. 8:28 p.m. 

I I 

I II I 

EJ November 25, 2019 5:02 p.m. 9:45 p.m. 

I II I 
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APPROVALS 

GENERAL 
COUNCIL MANAGER 

CORPORATE SERVICES-CLERKS DIVISION CFO 

CAO 

REPORT CLK-2020-02 
JANUARY 21, 2020 

SUBJECT: WELLAND DOWNTOWN BUSINESS IMPROVEMENT AREA 
(WDBIA)-AMENDMENTS TO BY-LAW 1999-51. 

AUTHOR: TARA STEPHENS, CITY CLERK 

APPROVING G.M.: STEVE ZORBAS, GENERAL MANAGER, CORPORATE 
SERVICES, CHIEF FINANCIAL OFFICER/TREASURER 

RECOMMENDATION: 

THAT THE COUNCIL OF THE CITY OF WELLAND amends By-law 1999-51, as 
amended, as follows: 
Section 13. On or before the 1st day of May in each year, the Board shall submit its 

annual report for the preceding year to City of Welland, including a 
complete Audit of the Financial Statements of its affairs (Operations; 
Change in Net Debt; Financial Position and Cash Flow). 

Section 17. That the Board shall not incur any long term indebtedness extending 
beyond the current operating year without prior authorization of its 
membership (two-thirds majority) IN ATTENDANCE at a special meeting 
and consequent approval of Council. 

ORIGIN AND BACKGROUND: 

On April 20, 1999, Welland City Council approved by-law 1999-51, to designate a certain 
area as an improvement area and establish a board of management for the area. 

On November 19, 2019, the WDBIA made a presentation to Welland City Council 
regarding their 2020 budget. In addition the WDBIA provided recommendations to by­
law 1999-51. Members of council were advised that staff would be reviewing the 
recommended changes to by-law 1999-51, and provide a staff report for consideration in 
the future. 

COMMENTS AND ANALYSIS: 

The recommended changes to by-law 1999-51, as requested by the WDBIA are as 
follows: 

Section 13 

"On or before the 1st day of September in each year, the Board shall submit its annual 
report for the preceding year to City of Welland, including a complete Audit of the 
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Financial Statements of its affairs (Operations; Change in Net Debt; Financial 
Positionand Cash Flow}." 

Section 17 

"That the Board shall not incur any long term indebtedness extending beyond the current 
operating year without prior authorization of its membership (two-thirds majority} IN 
ATTENDANCE at a special meeting and consequent approval of Council." 

Staff have reviewed the requested amendments to by-law 1999-51 from the WDBIA, and 
are recommending the board submit its annual report for the proceeding year by May 
each year. In addition, staff are supportive of the section 17 amendments as suggested 
by the WDBIA. 

FINANCIAL CONSIDERATION: 

None. 

OTHER DEPARTMENT IMPLICATIONS: 

None. 

SUMMARY AND CONCLUSION: 

Staff have reviewed the recommended changes as submitted by the WDBIA in relation 
to amendments to by-law 1999-51, and have made recommendations accordingly. 

ATTACHMENT: 

None. 
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APPROVALS 
COUNCIL 

GENERAL MANAGER 
ECONOMIC DEVELOPMENT 

CFO
RECREATION & CULTURE DIVISION 

CAO 

REPORT R&C-2020-01 
January 21, 2020 

qQ -ffO
SUBJECT: 2020 WELLAND SUMMER CONCERT SERIES c,~-q~
AUTHOR: SHANNON MOON, B.Comm, MBA 

PURCHASING 
FINANCE DIVISION, CORPORATE SERVICES 

APPROVING 
SUPERVISOR: AMANDA DEGAZIO 

ACTING MANAGER, RECREATION & CULTURE RECREATION DIVISION 

APPROVING G.M.: GARY LONG, CAO 

RECOMMENDATIONS: 

THAT THE COUNCIL OF THE CITY OF WELLAND award the 2020 Welland Summer Concert Series 
to the WELLAND DOWNTOWN BIA for a two (2) year contract (2020 and 2021 ); and further 

THAT WELLAND CITY COUNCIL approves that up to $65,000 inclusive be provided for 2020 Welland 
Summer Concert Series; and up to $65,000 inclusive be provided for 2021 Welland Summer Concert 
Serles. 

ORIGIN AND BACKGROUND: 

In July 2019, City Council directed Staff to post the Welland Summer Concert Series out for Request for 
Proposal. 

Two bids were received in September 2019: 

1. Admiral Creative Group 
2. Welland Downtown BIA in partnership with Niagara AV 

In November 2019, Staff were directed to re-post Request for Proposal, providing up to $65,000 annually 
for two year contract. 

Two bids were received in December 2019: 

1. Admiral Creative Group 
2. Welland Downtown BIA in Partnership with PSI (formerly Niagara AV) 

Staff evaluation of criteria for both proponents were equal in all categories, leaving cost as defining factor. 
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Admiral Creative Group provided three (3) quote options in caliper of talent with quotes (additional to 
$65,000) funding ranging from: 

- $ 38,000 for option "C" talent ,defined as local and tribute band performances to 
- $ 52,000 for option "B" talent, defined as a mix of local, tribute and headlining "A" talent bands. 
- $478,000 for option "A" talent, such as Sheep Dogs, April Wine, Big Wreck to name a few. 

Admiral Creative Group: $38,000 (Cost to City) 

Welland Downtown BIA provided an option that would be completely produced within $65,000 funding 
requiring: 

- $0 additional dollars, providing talent such as local and tribute band performances. 

BIA: $0 (Cost to City) 

OTHER DEPARTMENT IMPLICATIONS: 

Recreation & Culture Staff's time will be required to coordinate the overall summer concert series 
calendar and ensure effective communication with all the parties. 

Public Works and Parks Division will be required for any approved in-kind services. 

SUMMARY AND CONCLUSION: 

THAT THE COUNCIL OF THE CITY OF WELLAND approve staff recommendation to award a two (2) 
year contract to Welland Downtown BIA; furthermore, 

THAT COUNCIL approve allocation of $65,000 operating budget to cover the 2020 and 2021 Welland 
Summer Concert Series. 

ATTACHMENTS 

Nil 
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Cindy Viger 

From: True Politics with Steven Soos <stevenwelland81@gmail.com> 
Sent: December 15, 2019 5:42 PM 
To: council; leslie.bellingham@gmail.com 
Subject: Re: Out of the Cold- Welland 

270

CAUTION: This email originated from an external sender. Please do not click links or open attachments unless you are 
sure they are safe! 

As an addition to my previous email, 

The out of the cold program is also a great opportunity for more accurate data collection as it pe1tains to 
homelessness in Welland** 

On Sun, 15 Dec 2019 at 17:31, Trne Politics with Steven Soos <stevenwelland8l@gmail.com> wrote: 
I Dear Welland City Council, · 

I am drafting this letter to express my unwavering support for an out of the cold program in Welland this 
winter. 

Welland cuffently does not operate a homeless shelter; and homeless Wellanders are expected to seek out of 
town resources away from their supp01t networks when they are seeking somewhere wann to stay. I do not 
think this is right or just. There is a lot of misconception out there that transpmtation is provided for these out 
of town resources, but that is not necessarily the case one-hundred percent of the time, and the transportation is 
often discretionary in nature, and dependent on the resources in which you are accessing. As a Social Service 
Worker by trade, I often put myself in the end user's shoes, and think how difficult it would be to wake up in a 
new town (also keeping in mind that most of the time individuals cannot stay at shelters during the daylight 
hours), that you know nothing about, where you may notlmow anyone. Also, what if said out of town 
resources are full, which they usually are, since most shelters in this Region operate at 109 percent capacity. 
This is a sad reality of our cmTent social services system in Niagara Region. However, you as Councillors 
have the power to mitigate this unce1tainty that so many end-users face. We only have to look so far as recent 
local news where an individual was found taking refuge in a building that caught on fire. 

Niagara Regional Housing states that the average wait time for housing for a one bedroom unit in Welland is 
fifteen years! FIFTEEN. That's for individuals aged 16-54. For seniors, the wait for a one bedroom unit is 5.5. 
That's for individuals 55 or older. We ce1tainly need a more immediate solution for those at risk in our 
community. So yes, permanent solutions for housing would be desirable, but what about those who are in 
immediate need? Please support the out of the cold program on compassionate grounds. 

There is no doubt that Niagara Region is facing a homelessness, addictions and mental health crisis. This is 
very clear; a few months back, I spoke about this in the voice of Pelham. I've attached the little for info1111ation 
purposes ... 

https ://www.thevoiceofpelham.ca/20 I 9/08/ 1 7 / call-for-state-of-emergency-on-socia I-issues/ 

One of the most damning statistics in this article is 144 homeless children in Niagara. It would be naYve to 
think that none of these children are Wellanders. 

1 
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An out of the cold program is more than just a band-aid solution. Its a chance for at risk individuals to be 
connected to essential community resources, it's a chance for a community to rally together to support the most 
vulnerable in Welland, it's a chance for students/volunteers to gain invaluable experience in the social services 
which could assist them in fulfilling their long-term career goals, and it's a chance to work together to expand 
the program, and work on long-tenn solutions to homelessness. 

Policies would also be developed to ensure the safety and well-being of everyone accessing the out of the cold 
program, and to ensure the ongoing safety of prope1ty, staff, volunteers, and end users. I would imagine that 
the NRP would be fully briefed on the out of the cold program where any serious issues or concerns arise. 

As I understand, organizers will be doing fundraising, and speaking with third parties, and have already 
researched other out of the cold programs (i.e. Niagara Falls and Hamilton), to ensure that the project is a 
complete success. 

We are asking Welland Council to be partners in this essential project. Amendments to the municipal act years 
ago have allowed cities to take an active role in projects such as out of the cold (ie. social services). 

Please do the right thing, and re-consider your original decision, thinking about those who me dealing with the 
immense challenges of homelessness and all of the underlying circumstances attached. It is becoming all to 
common to see individuals taking refuge in banks in our city to take shelter out of the freezing conditions. We 
need to put a stop to that; this isn't the Welland I !mow and love. The Welland I !mow and love supports one 
another unconditionally, especially in trying times. 

Thank-you for your re-consideration on the matter, I look f01ward to the ongoing discussion around this very 
important topic. 

With kindest regards, 

Steven Soos. 

Steven Soos, 

Steven Soos, 

This email has been scanned for spam and virnses by Proofpoint Essentials. Click here to report this email as 
spam. 

2 
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City of Welland Heritage Advisory Committee 
Le Comite Consultatif du Patrimoine de la Ville de 

Welland 
60 East Main Street 

Welland, Ontario 
www.wellandheritage.ca 
info@wel land heritage. ca 

January 3, 2020 

Tara Stephens, 
City Clerk, Legis]aUve Services 
Office of the City Clerk, Corporation of the City of Welland 
60 East Main Street Welland, ON L3B 3X4 

Re: Designation of "Tugboatsn Mural, 77 East Main Street, Welland 

Dear Ms. Stephens: 

At its meeting of November 6, 2019, the City of Welland Heritage Advisory Committee 
passed the following motion: 

Moved by Rose Dzugan, seconded by Joanne Lynes. that the City of Welland Heritage 
Advisory Committee recommends to Welland City Council that the 1Tugboats" Mural at 
77 East Main Street be designated by the City of Welland under the Ontario Heritage 
Act as having cultural heritage value or interest. Carried. 

Attached please find copies of the full report and Statement of Cultural Heritage Value 
for the Tugboats Mural. 

Would you kindly bring this recommendation for designation under the Ontarjo Heritage 
Act before Cjty CounciJ at the earliest date possible? 

With thanks, 
Sincerery, 

/ I 

I Ir, -
I \( 1., LL t 

Nora Reid, Secretary/Treasurer 
City of Welland Heritage Advisory Committee 

:f-
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"TUGBOATS" MURAL 
77 EAST MAIN STREET 

(FACING CROSS STREET) 
WELLAND, ONTARIO 

Prepared for City of Welland Heritage Advisory Committee 
(Heritage Welland) 

Nora A. Reid, M.A. (History of Art) 

October 2019 
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'TUGBOATS" MURAL 
77 East Main Street (facing Cross Street) 
Welland ON 

Prepared by Nora A. Reid, M.A. 
For the City of Welland Heritage Advisory Committee 
October, 2019 

ARTISTIC VALUE 

The mural (Figure 1) has intrinsic artistic value as part of a mural arts project in the 
1980's and early 1990's that engaged the whole community of Welland. "Tugboats" was 
one of the chosen themes for the project. 1 

The mural portrays the "Hector" tugboat, used during the 1920's to pull ships and 
barges through the Old Welland Canal. The Promote Welland Task Force's book, A 
Festival of Canadian Art, describes artist Stefan Bell's technique as realistic, using soft 
and subtle blending and bright colours to attract the viewer and enhance the image. 

The artist's interpretation was recorded in the book as follows: 

The main concern was to show the old boats of the waterways in their 
primary locations: 1) out in the lake; 2) going through the canals, up rivers, etc.; 
3) docking for loading/unloading. The graphic bars divide the three boats in 
their separate situations, whereas the sky above and water below unite all the 
elements into one picture. The blue graphic colour that surrounds the three 
boats helps to frame the three pictures and accents the main colour in a 
seaman's life. My trademark as a painter/juggler is always to include a juggling 
element in every painting. So, as you notice, three juggling balls and a cigar 
box are painted on the wooden dock. 

The mural is accessible to everyone. It becomes a public experience 
and they can watch the growth of the mural from beginning to end. The public 
becomes part of your process and you also become an entertainer or showman. 
The magnitude of the mural makes you aware of how insignificant you are and 
just as one tiny element of the mural, you, the artist, are also one tiny fragment 
contributing to a better world in a selfless way! 2 

Page 2 of 27 
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CONSTRUCTION 

Almost all the murals were constructed using the same materials and methods. The 
Promote Welland Task Force set up a Quality Control Committee under Chairman 
Mario Ventresca of Star Painters and Decorators in Welland. This Committee did 
extensive research into the technical aspects of mural construction before launching the 
project. 

First, painted or masonry walls were water blasted to remove paint or other treatments 
and leave a clean surface. Each wall was framed to the correct size with 16 gauge, 2" x 
1 ¼ "anodized aluminum angles using stainless steel drive screws. A semi-rigid 
expanded polystyrene insulation board named "Thermwall" manufactured by 
MacNaughton-Brooks was bonded to the substrate in 2'x4' sections with resin-fortified 
"Thermwall 1874" adhesive. More adhesive was used to attach the next layer, a 
specially woven and treated fiberglass mesh. The final finish consisted of an acrylic­
fortified coat of white Portland cement and fine silica sand known as "Gazelle Hyde". 
This was troweled on to provide a seamless surface and was supposed to give a high 
degree of strength and crack resistance with light weight. 

Acrythane paint was selected for the murals, a polyurethane acrylic isocyanate enamel 
used in industrial settings including for locomotives, trucks, aircraft and petroleum 
tankers . It was chosen for its physical and chemical properties including high gloss 
retension, exterior durability, solvent and mildew resistance, stone chip resistance, 
colour retention, fast drying and flexibility. 

The artists used various methods to transfer their maquette designs to full scale. Some 
used gridlines, others projected the image onto the wall after dark and traced it. Still 
others worked freehand. 3 

AGE 

The Tugboat mural was created during the first summer of the Festival of Arts. Artist 
Stefan Bell signed and dated the finished mural on September 13, 1988 (Figure 8). 

ARTIST 

Stefan Bell (Figure 9) 

Stefan Bell is an artist who was residing in Ottawa, Ontario when the mural was painted, 
but currently lives in the southern U.S. He is also known as Ballini, The Great Fake 

Page 3 of27 
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Juggling Clown. He was trained by the Ringling Brothers and Barnum and Bailey 
Circus. Before painting this mural, he spent 20 years as a commercial artist, designing, 
illustrating, building models and doing technical graphic artwork before switching his 
focus to fine arts. 

He said that painting murals appealed to him because it gave him the opportunity to get 
out of the office. One of his two murals in Creston, British Columbia was the largest and 
most complex mural in Canada at 100 feet x 30 feet and took a year to complete. 
Bell has shown his work in Toronto, Vancouver and Calgary and received two Canadian 
Graphic Arts Awards. He also produced the first Canadian juggling magazine. 4 

HISTORICAL CONTEXT 

EVENT, ACTIVITY, ORGANIZATION 

Welland Festival of Arts 

This mural was part of the "Festival of Arts", a project of the "Promote Welland Task 
Force" started in 1988. The idea came from the mural project in Chemainus, B.C. that 
had made the Vancouver Island town a tourist destination. In 1986, Mike Allen, owner 
of the Seaway Mall, visited Chemainus and brought back the idea to Welland. He 
commissioned the first mural on the Seaway Mall in 1986. 

In the 1980's Welland was in the process of losing its industrial base and the 
unemployment rate was at 27% as compared to the national average of 11 %. Added to 
this was the decay of the downtown core exacerbated by the establishments of malls 
and plazas on the City's outskirts. 5 In an effort to address these problems, the Promote 
Welland Task Force - a non-profit organization whose mandate was to promote 
economic growth and prosperity - took up the Chemainus idea, creating the "Festival of 
Arts" and raised money to execute the first 13 murals in the summer of 1988, including 
"Canal Construction". Ten more were completed in 1989 and three more in 1990.6 

Fundraising was kicked off with a full-page ad in the Welland Tribune on June 26th , 

1987 that explained the plan for "permanent, exciting" murals that would become a 
"must see" and asked "Have you heard? Welland is on the brink of something big!" and 
continued over the next two and one-half years. At the start of the project there was 
much community support - 12 committees were established and hundreds of local 
volunteers helped with organization and opened their homes to the artists. Volunteers 
researched mural themes and locations, solicited memberships, raised funds, 
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researched paint, did marketing and sold souvenirs. Financial backing came in from 
local companies and businesses including Seaway Mall (Doral Holdings), Leon's 
Furniture, Canadian Tire Acceptance, John Deere, The Royal Bank, Gencorp 
Automotive, Shoalts Construction, Atlas Steels, Atlas Credit Union, Stelco, E.S. Fox, 
Lincoln Plaza, Downtown Development Board, Rose City Plaza, Casa Del Toro and 
Canadian Imperial Bank of Commerce. Local service clubs and other organizations 
contributed including the Jaycees, Legion, Masonic Association, Lions Club, Rotary 
Club, Moose Lodge, St. Andrew's Church, Niagara Regional Exhibition, Slovak Club, 
Optimist Club and Welland Area Clergy Association .7 

All levels of government, local organizations and individuals contributed to fund the 
project. Total federal funding was over $109,000. The Ontario Ministry of Culture and 
Communications provided a $15,000.00 grant. The City of Welland gave $30,000.00 
and the Regional Municipality of Niagara $1,000. 8 

For the first murals in the summer of 1988, the Task Force chose 15 themes from local 
history. The Welland Public Library at 140 King Street (now the Welland Historical 
Museum) was one of the sites chosen for a mural. 

Artists were invited to submit biographies and slides of their work and a panel of three 
judges - Dr. Peter Harris, Director of Rodman Hall Art Gallery, Toronto architect Terry 
Fitsialos and Ken Cosgrove of the Fine Arts department at Niagara College - selected 
19 artists from the 42 entries from across Canada to provide maquettes (Figure 2) 
(small pictures of the completed work) based on one of the selected themes. The 
submissions were judged on artistic merit, historical accuracy and architectural 
suitability. 9 

The festival continued the following two years and a total of 29 murals were completed 
on the walls of buildings both publicly and privately owned throughout the downtown 
area and in the north end of the City. 

Rick Woodward, Executive Director of the Festival, promoted it extensively to local 
groups and officials, predicting that it would become the generator of an economic 
renaissance here, bringing in millions of dollars in tourist revenue to the community by 
1992 and making about $64 million in direct and indirect revenue for the local economy. 
Ontario Chamber of Commerce director Bill Cook echoed the sentiment, predicting that 
" ... it will attract throngs of tourists."10 

There was a spike in media interest during the actual painting of the murals, with reports 
in print media and TV news locally, in Toronto and Buffalo, and as far away as Japan 

Page 5 of 27 



278

and Latvia 11 and tourists, local and out-of-town, watched the process as murals were 
painted. Unfortunately, unlike Chemainus B.C ., where the mural project brought in 
hundreds of thousands of visitors and injected millions of dollars into the local 
economy, 12 the predicted long-term tourism and economic benefits for Welland never 
really materialized. As Tribune writer Mark Tayti noted in May of 1997 " ... the local 
boost in tourism was nominal and enthusiasm for the project slowly fizzled out."13 

The long-term survival of the murals became an issue as early as 1996 (see more 
under CONDITION below) . Rick Woodward spoke of the failure to make long term plans 
for the care of the murals in an article urging citizens to attend workshops seeking a 
solution: "Failure to take action will hurt in the long run" he said. "They reflect the 
stories of our forefathers, our grandparents ... I think it's important we don't let this slip 
away from us ... What's needed ... is a way of creating a sense of ownership of the murals 
and creating events around them." He also cited the need to develop a collections 
management policy, budget and fund-raising initiatives.14 

The Promote Welland Task Force in the first flush of creating the project in the 1980's 
not only failed to make long term plans for upkeep of the murals and the associated 
costs, but also failed to consider the fact that most of them were on privately owned 
buildings and could be removed at the whim of any future owner. The Task Force 
divested itself of any interest in maintaining the murals citing the fact that the members 
did not have the financial resources or the "skills and expertise" necessary. 15 

Two citizen workshops were held during May of 1996, organized by Tourism of Welland 
Niagara, to discuss the future and the maintenance of the murals. Attendees agreed on 
the need for a newly redeveloped "Festival of Arts" and a charitable organization that 
could take over "ownership" of the murals from the Task Force. 16 The word "ownership" 
in the news articles is somewhat misleading as technically, the murals are "owned" by 
the owner of the building they are affixed to. "Responsibility" for their upkeep might 
have been a better choice of words. 

In 1997, artist Bas Degroot, who painted the mural "Canal Construction" in 1988, 
became Chairman of a "New Festival of Arts" Committee headquartered at Seaway Mall 
that was organized to restore the murals, promote them better and initiate new murals 
and cultural projects. The new Board had about 12 members, with Susan Morin as vice­
chair and Don Holland as secretary-treasurer. At the time Degroot said one mural was 
in such bad condition "it should be painted over''. The committee aimed to first restore 
and preserve the murals and improve their surroundings with new lighting and signage. 
Other ideas were to hold workshops and guest appearances by the muralists, use them 
to teach Welland 's heritage to school groups, hold an annual summer festival with 
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exhibitions, courses and special performances and stimulate the creation of new art 
works in the City. A membership campaign was launched with categories from $5 to 
$50 with the $50 (platinum) donors receiving a free mural poster and limited-edition 
lithoprint of one of the murals. 17 

DeGroot wanted to shift the focus on the murals from business back to arts and culture. 
The week of August 23rd, 1997 saw a two-day celebration sponsored by the Welland 
Downtown Development Board with mural tours, a display at the Welland Museum, a 
children's contest, clowns, artists displaying their work, workshops and music at the Bus 
Terminal, but the turnout was less than well attended with only about 200 people 
showing up. Some restoration work on the murals continued in 1997 and 1998, with 16 
of the 28 murals restored by the summer of 1998. The manager of Tourism of Welland 
Niagara (TOWN) offered a free "step-on-guide" to describe the murals for bus tour 
operators and endeavored to encourage them to stay in town for a meal at local 
restaurants afterward rather than heading to Niagara Falls or St. Catharines. 18 

The original murals painted between 1988 and 1990 cost a total of $1 million. In 1998 
the New Festival of the Arts under Degroot developed a plan to expand the existing 
number of murals with new, "low maintenance" ceramic and terra cotta murals. The aim 
was to make them much less expensive, more durable and less prone to vandalism as 
well as to revive interest in the murals. The new committee also suggested landscaping, 
parking and refreshments near the murals to encourage tourism. Concurrently, there 
were efforts to continue to market the murals to tourists through the City's TOWN 
(Tourism of Welland Niagara) agency. 19 

In June of 2000, the New Festival of Arts received $45,000.00 from the Ontario Trillium 
Foundation to create a Festival of Arts website, an electronic photo gallery, a full colour 
walking tour map of the murals and to hold a national mural contest. 20 Since then the 
walking tour brochures have gone out of print and the Festival, along with any plans for 
the long-term upkeep or marketing of Welland's giant murals has faded into history. 

PERSONS 

Promote Welland Task Force Board 

Members of the Board in 1988 when the Festival of Arts was initiated were 
President- Mikki Roy (Executive Director, Big Brothers Association) 
Vice-President - Connie Sonnenburg 
Secretary - Heather Rohrer (The Tribune) 
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Treasurer- Ivar Noren (Head of Business, Niagara College) 
Member-at-Large - John Van Kooten (Publisher, The Tribune) 
Past Chairman - Gerry Bujold (Bujold, Colburn and Donahue Insurance) 

Executive Director, Festival of Arts - Rick Woodward, previously Program Director for 
CHOW Radio, public relations professional. 21 

ENVIRONMENT 

CONTINUITY 

This mural contributes to the continuity of the display of murals in the downtown area, 
some of which have already been lost. The loss of any further murals would diminish 
and be detrimental to this display of outdoor art. 

LANDMARK 

Along with other remaining murals in the downtown core, "Tugboats" is a conspicuous 
and familiar landmark in the downtown located in a high-profile area across from the 
Courthouse and Civic Square Municipal Building. 

INTEGRITY 

SITE 

The 37 foot x 16 foot mural is on its original site and has not been moved. The mural is 
located on the east wall of 77 East Main Street and faces Cross Street. 

Downtown was chosen to locate the main cluster of murals to accommodate walking 
tourists and for proximity to downtown businesses and the bus terminal. The site for 
"Tugboats", like those of other individual murals, was chosen based on the following 
criteria: accessibility, parking availability, security (not in a secluded area), good lighting, 
and proximity to other murals. 22 In an interview in the Welland Tribune of Jan. 7, 1988, 
Mary Anne Christoff stated "They (the murals) must be well-lighted or must allow for 
lights to be installed; they must be accessible to pedestrians and there must be parking 
nearby.. . " and the locations must also be " . .. vandalism proof ... "23 
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CONDITION/ ALTERATIONS 

Despite the Task Force's careful selection of materials, methods and sites as described 
above, it was evident quite early that the carefully chosen materials were not holding up 
as predicted against the weather, bird droppings and vandalism. Problems with the 
materials and process used to paint the murals, along with damage caused by 
vandalism surfaced within a year. Ross Beard's mural on the liquor store showed 
damage from both vandals and materials failure as early as December of 1988. At the 
time Woodward admitted that curing of the base on the panels may have been rushed: 
"Maybe it would have needed another week of curing before the paint was applied ... "24 

April of 1989 saw tempers flair at a meeting between artists, the head of the Festival 
Technical Committee, representatives from the manufacturers of Thermwall and the 
acrythane paint as to whether it was inferior materials or an unforeseen level of 
vandalism that caused the damage and cracking on five of the barely year old murals.25 

By 1996 Mary-Anne Christoff, past president of the "Promote Welland Task Force" 
stated that "These murals are in a mess" with a "crisis situation in some cases". 26 

The Canadian Conservation Institute provided a report on the murals in April of 1996, 
citing damage such as peeling paint, bird droppings and nests, cracking and flaking, 
rusting screws, dirt, graffiti and deficient caulking. Severe vandalism was reported on 
the murals on the front and side of the Welland YMCA building and the LCBO building 
on East Main, with an estimate of $10,000 for repairs earmarked by the Task Force for 
those alone. 27 

Despite good intentions and some restoration work, it has been decades since any 
upkeep has been done on the murals. As Rick Woodward noted: "Once you make a 
commitment to building something you'd better make a commitment to taking care of it 
afterward".28 Neither ongoing maintenance nor the problem of ownership has been 
addressed. An easement on the property title of each building where a mural was 
located requiring owners to retain the murals would have prevented the loss of murals 
like "Canal Digging" by Brian Romagnoli and "Lift Bridges" by Greg Garand. 

"Tugboats" is in fair condition. The paint has kept much of its vibrancy of colour 
(compare Figures 1 and 5). The mural is located close to the ground and there has 
been significant mechanical damage to the bottom portion of the mural (Figs. 3-8) 
caused by the machines used by the City to plough the sidewalk. These gouges extend 
all the way through to the supporting material beneath. Luckily most of the damage is 
confined to the area of flat blue at the bottom of the mural although there are some 
gouges as well in areas of the painted image. 
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On August 12th , 2019, Wendy Baker of the Canadian Conservation Institute provided 
the following assessment and recommendation for restoration based on photographs 
sent to CCI by the author of this report: 

"The paint and wall structure look very good where there has been no percussive 
damage. The strikes look as though they have done serious damage, however, to the 
underlying wall (piercing Portland cement, fiberglass mesh into the Thermwall) ... I would 
suggest that the most complex part of the repair job will be to stabilize the wall where 
percussive damage has occurred- this may involve either the removal of loose 
fragments of Portland cement, fiberglass mesh etc. or consolidation with an appropriate 
adhesive. A suitable fill material will have to be found- Portland cement as per the 
original formulation reinforced with fiberglass mesh (TBD). I think that the same paint 
should be used to compensate the lost design areas. Normally, we do not counsel the 
use of the same paint medium as the original, however, in this case, given that the 
painting is subjected to extremes in temperature and lighting conditions, a paint having 
identical durability and surface gloss should be used. Whatever changes have occurred 
to the original paint surface can be duplicated on the reconstructed areas easily enough 
to disguise the restoration."29 
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,. 

"TUGBOATS" by Stefan Bell 

Figure 1 

"Tugboats" Mural in 1991 
Source: Jerry Gibb, A Festival of Canadian Art : Welland 's Giant Outdoor Murals 

(Promote Welland Task Force , 1991) 
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Figure 2 
"Mural in 2019"Tugboats t 2019 

Photo: N. Re,.d , Augus 
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Figure 3 
Left side of mural, August 2019. Damage from sidewalk snowplow on blue area at 

bottom of painting. Photo: N. Reid 

Figure 4 
Right side of mural, August 2019. Damage from sidewalk snowplow bottom right. 

Photo: N. Reid 
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Figure 5 
Upper part of mural, August, 2019. Photo: N. Reid 

Figure 6 
Middle part of Mural, August 2019. Horizontal gouges from snowplow can be 

seen in lower part of picture in reflections from boats in the water. Photo: N. Reid 
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Figure 7 
Damage on lower left side of mural. Photo: N. Reid 

Figure 8 
Damage on lower right side of mural. Photo: N. Reid 
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Figure 9 
Unveiling of maquettes for murals 
We lland Tribune June 25, 1988 
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Figure 10 
Restoration work on one of the 
Murals, September 1997 
Welland Tribune Sept. 24, 1997 
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STEFAN BELL, 
011awa, 0 111ario 

Figure 11 
Artist Stefan Bell 

Creator of "Tugboats" Mural 
Source: A Festival of Canadian Art: 

Welland 's Giant Outdoor Murals 
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RECOGNITION 
This cerliries thac 

has been received into membership os a 

PATRON OF THE ARTS 
IN 

WELLAND'S FESTIVAL OF ARTS 

Figure 12 
Festival of Arts donor recognition certificate 
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WewantYOUI 

The people of Welland ... people vitally interested in the future 
of our city. 

We have the start of what can only be described as the most 
inspired, thought provoking, undeniably riveting idea ever de­
signed to stir the hearts and minds of our citizens. Fund raising 
events are springing up all over our city in support of Welland'• 
Festival of Art's 88. A festival that will put Welland on the 
map in a whole new way. 

By Labour day 1988 we expect to unveil our collection of eye­
catching murals, each with a specifically developed theme 
depicting the rich heritage and history of Welland. We invite 
your participation in this tremendous job of researching our past 
with any photographs, postcards or memories you may want to 
share. All will be greatly appreciated I 

Our office is now open for your convenience in the Seaway 
Mall, call ua at 788-3000 or drop in, we welcome your visit. 

61<-r'lA G:TTCR...lc:-
Remember, Tourism is a healthy industry, in fact by the year 
2000 it will be the worlds largest industry. Jobs, jobs, jobs will 
be available in Welland, not only today but for today's youth as 
they enter the work force. These jobs will be in Welland. We 
can have a major tourist attraction .. .. it's up to us. 

Figure 13 

Flyer advertising Festival of Arts, 1987 

Page 19 of27 



292

The people of Welland hold many celebrations 
and events throughout the year. Fellowship, 
heritage and good 
old-fashloned fun 
are their underlying 
themes. You are 
invJted to help 
celebrate. 

A Unique Cultural 
and 

Historical Experience 

Ourfestlvitles Include: The Heritage Folklore 
Festlval, Rose Festlvaf and Parade, The Mike 
Burwell Trtathalon, Regattas and other water 
competitions, Rose City Ten nls Tournament, Day 
on the Island, 
Hockey and Base· 
ball Tournaments, 
Niagara Regional 
Exhibition, and the 
annual Winter 
Carnival to name 
Just a few. Contact 
Welland Chamber 
of Commerce at 
732-7515 for 
actual dates. 

Come Jorn us for Wenand's Festivat of Arts '88 
and enjoy a truly memorable vacation. 

Welland's Festtval of Arte '88 
Seaway Mall, BOO Niagara St. N.• 

Welland, Ontario, Canada. 
L3C 524 

Pholos CourlHY ol 80'1n8f PhotO{}t8phy. WELLAND, ONTARIO, 
Thia Br~hur11 fundad by Un1mploym•nl lnaur111"1Ce Seetlan 3& Job Cretllon 

Pragram. CANADA 

Figure 14 
Festival of Arts '88 brochure 
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Throughout July and August 1988, you can Join In 
the excitement of the creation of outdoor art 
about the Welland Canal. 

The city itself will become "the canvas"where 
world renowned artists will create giant murals 
which will permanently grace exterior walls 
throughout the community. During this time art 
lovers of all ages wlll have the unparallelled 
opportunity to mingle with the specially selected 
painters and sculptors. 

Welland is located In the heart of the Niagara 
Peninsula, Just a short drive from Niagara Fells -
one of the most popular tourist areas In the world, 
Historic Niagara has much to offer with many 
cities, towns and small villages, each with Its 
own distinct flavour. 

Famous for Its canals and aqueduct system, 
Welland offers Its visitors a unique vacation to 
remember. 

Welland is also known as the Rose City .... famous 
for both it8 public and private rose gardens. 
Yes, Welland has ii all.... delicious gourmet 
dining, fast foods, excellent accommodations 
and top notch service. 

,,, 

Welland is rich In 
history, rich in 
beauty and rich in 
recreational 
resources, Where 
else can you 
waterski in the 
heart of a down· 
town core? 
The recreational 
waterway otters a 
unique opportunity 
to partake In all 
forms of water 
related actlvltles. 

Swimming, 
boating, hiking, 
and picnicking are 
all pleasant ways 
to spend e.summer 
afternoon on the grassy slopes of the canal 
ban KS. Spectators can enjoy the fast pace of 
power-boat racing, rowing regattas, and 
waterskl competllions. 

Ships from around the world pass through the 
8.3 mile long canal bypass which features two 
tunnels. Considered one of the greatest eogine· 
erlng feats of our time, this system provides an 
exciting attraction. 

Figure 15 
Festival of Arts '88 brochure 
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'Tugboats" Mural Recommendation for Designation: 

Criteria for Designation (from the Heritage Toolkit) 

Property should have 

Design or Physical Value 

• Rare or unique 
• High degree of craftsmanship or artistic merit 

• High degree of technical/scientific achievement 
Historical or Associative Value 

• Direct associations with a theme, event, person, activity, organization etc. 
significant in the community 

• Information that contributes to an understanding of a community or culture 

• Reflects work of an architect, artist or builder significant to the community 
Contextual Value 

• Important in defining, maintaining or supporting the character of an area 

• Physically, functionally or historically linked to its surroundings 

• Is a landmark 

This mural meets all these criteria -

Design - it is one of a kind and high degree of artistic merit 

Historical/Associative Value - direct association with major community project, the 
"Festival of Arts"; provides understanding of community aspirations and values during 
that time; work of a Canadian artist chosen after country-wide competition. 

Contextual Value - highly visible part of the character of the neighbourhood; located in 
a high traffic area downtown across from the Courthouse and Civic Square Municipal 
Building 
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STATEMENT OF CULTURAL HERITAGE VALUE OR INTEREST 

"TUGBOATS" MURAL 
77 EAST MAIN STREET, WELLAND ONTARIO 

Description of Property 

The 37foot x 16 foot mural is on its original site and has not been moved. The mural is 
located on the east wall of 77 East Main Street, Welland and faces Cross Street. 

Statement of Cultural Heritage Value or Interest 

The mural portrays the "Hector" tugboat, used during the 1920's to pull ships and 
barges through the Old Welland Canal. The mural shows the tugboat in three locations: 
in the lake, going through the canal and docking for loading and unloading. The graphic 
bars divide the three scenes, while the sky above and water below unite all the 
elements into one picture. The blue colour that surrounds the three boats helps to 
frame the pictures and accents the main colour in a seaman's life. As the artist was also 
a trained juggler, the image includes three juggling balls and a cigar painted on the 
wooden dock. 

The mural is the work of Canadian artist Stefan Bell, a commercial and fine artist and 
juggler who also painted the largest mural in Canada at Creston British Columbia and 
whose work was exhibited in major cities across Canada. 

This mural was part of the "Festival of Arts", a project started by the "Promote Welland 
Task Force", a non-profit organization whose mandate was to promote economic growth 
and prosperity. Based on an idea borrowed from Chemainus, British Columbia, the 
Festival of Arts saw 26 giant murals created in the downtown and north end of the city 
between 1988 and 1990. Artists were selected to complete the murals from entries 
received from across Canada. The themes chosen for the murals were taken from local 
history. 

It was hoped that the murals would bring in hundreds of thousands of visitors to the City 
and inject millions of dollars into the local economy. Funds for the project were provided 
by all levels of government, local businesses, industry, organizations and citizens. 

Description of Heritage Attributes 

Key attributes of this structure that reflects its cultural heritage value to the City of 
Welland include: 

• The location of the mural in the heart of downtown Welland at the corner of East 
Main and Cross Streets across from the Welland Courthouse and the Civic 
Square. 
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"TUGBOATS" MURAL 
77 EAST MAIN STREET, WELLAND ONTARIO 

• The mural's tugboat theme, depicting the "Hector" tugboat used during the 
1920's to pull ships and barges through the Old Welland Canal, relates it to the 
200-year history of the Canal which was central to the inception and growth of 
the City of Welland. 

• It's size (37 feet x 16 feet) and central location make the mural a famillar 
landmark in the downtown core 

• The mural is one of a series of giant murals in the downtown core and 
contributes to the continuity of the display of Festival of Arts murals in the 
downtown area, some of which have already been lost 

• The mural is a realistic depiction that illustrates its theme with bright colours and 
subtle blending and has retained its original colour and vibrancy 

• The mural is the work of artist and juggler Stefan Bell, whose work has been 
exhibited across Canada. 
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Ombudsman 

J. Paul Dube, Ombudsman 

• January 91 2020 

BY EMAIL 

Mayor and Council 
c/o Tara Stephens, Clerk 
60 East Main Street 
Welland, Ontario L3B 3X4 

Dear Mayor and Members of Council for the City of Welland: 

Re; Closed meeting complaint 

I am writing regarding a complaint received by my Office about a closed meeting held by 
council for the City of Welland on September 17, 2019. The complaint aHeged that council's 

· discussion did not fit within the 11 personal matters about an identifiable individual" closed 
meeting exception in the Municipal Act 2001. 

Based on the information available as referred to below, council was entitled to go into closed 
session on September 17 to discuss the matter raised in this complaint. Accordingly, J have 
determined that I will not be reviewing the complaint further. However, J would like to provide 
you with best practice suggestions to assist the municipality with future meetings. 

Closed meeting investigator 

As of January 1, 2008, the Municipal Act, 2001 gives citizens the right to request an 
investigation into whether a municipality or its local boards have complied with the Act in 
closing a meeting to tt1e public. Municipalities and local boards may appoint their own 
investigator or use the setvices of the Ontario Ombudsman. The Act designates the 
Ombudsman as the default investigator for municipalities and local boards that have not 
appointed their own. J am the closed meeting investigator for the City of Welland. 

Review 

In investigating this compfaint 1 my Office spoke to the complainant and with city staff. My 
Office also reviewed the agenda, meeting minutes, and the closed session minutes and the 
materials that was distributed to the council members! in addition to the city's procedure by­
law. 

Bell Trinity Square 

483 Bay Street, 10th Floor, South Tower, Toronto, ON M5G 2C9 

483, rue Bay, 108 stage, Tour sud, Toronto {Ontario} M5G 2C9 

416-586-3347 
416-586-9659 1-866-.411-421 l 

face book .com/OntarioOmbudsman @Ont_Ombudsman @Ont_ Om bud!imanfR you tube. com/0nta rioOm budsman 
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Application of the "personal matters" exception 

The complainant told my Office that council for the City of Welland had an in camera 
discussion on September 17, 2019 that did not fit within the "personal matters" exception, 
which was cited to close the meeting to the public, 

The agenda and minutes for the September 17 meeting indicate that council closed the 
session under section 239(2)(b) of the Act1 which allows in camera discussions about 
"personal matters about an identifiable individual, including municipal or local board 
employees." The agenda stated that council would be moving into closed session to discuss 
"Citizens appointment to the following: Arts and Culture Advisory Committee, Senior Citizens 
Advisory Committee." 

The closed session minutes indicate that council discussed appointments to two committees: 
the Arts and Culture Advisory Committee and Senior Citizens Advisory Committee. 

For the "personal matters" exception to apply to an in camera discussion of council, it must 
reveal personal information about an identifiable individual. It must also be reasonable to 
expect that disclosing the information publicly could lead to the individual to be identified.1 

Furthermore, the qualifications of potential candidates for appointment to municipal 
committees, including information about work history and volunteer experience, can be 
considered personal matters.2 

The municipality advised my Office that the council members discussed the applicants' 
application and resume, which included a description of their work history, volunteer 
experience and education. My Office was also informed that the discussion about the 
applications to the city committees lasted approximately five minutes. This discussion 
involved personal information about the applicants and was appropriate for consideration in 

, closed session under the "personal matters" exception. 

Resolution to proceed into closed session 

The minutes for the September 17, 2019 meeting indicate that the resolution to go into closed 
session did not provide a description of the general nature of the matters to be considered in 
camera. 

• Subsection 239(4) of the Municipal Act, 2001 requires municipalities to pass a resolution to 
state the fact of a closed meeting and the general nature of the topic to be discussed, before 
proceeding in camera. The Ontario Court of Appeal has recognized that, "the resolution to go 
into closed session should provide a general description of the issue to be discussed in a way 

1 Ontario (Ministry of Correctional Services) v Goodis [2008), OJ No 289 at para 69. 
2 Woolwicf1 (Township of) (Re) , 2015 ONOMBUD 24 at para 60, on line: <https://bit.ly/36su261>. See also 
Bracebridge (Town of) (Re}, 2015 ONOMBUD 10, at paras 37-41, online: 41ttps://bit.ly/35T7cVn>. 
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that maximizes the information available to the public while not undermining the reason for 
excluding the public." 3 

· The meeting resolution to proceed into closed session referred to the "personal matters" 
exception, but did not describe the general nature of the subject matter to be considered. A 
more descriptive resolution could have provided greater information to the public without 
undermining the reason for meeting in camera. We note that a description of the general 
nature of the matters to be discussed was included in the agenda for the meeting. 

We spoke with city staff on November 12, 2019, who agreed that, going forward, all 
resolutions to proceed into closed session would contain a g,eneral description of the topics to 

· be discussed, to the extent possible without undermining the reason for closing the meeting, 
in addition to the cited exception. 

Conclusion 

Council was entitled to go into closed session on September 17, 2019, to discuss the matter 
raised in this complaint under the stated exception to the open meeting rules. 

· To assist municipal councils, staff, and citizens, we have developed an online Digest that 
contains summaries of the Ombudsman's open meeting cases. This searchable reposito1y 
was created to provide easy access to the Ombudsman's past decisions on, and 
interpretations of, the open meeting rules. Council members and staff can consult the Digest 
to inform their discussions and decisions on whether a matter should or may be discussed in 
closed session, as well as issues related to open meeting procedure. Summaries of previous 
Ombudsman decisions may be reviewed in the Digest at www.ombudsman.on.ca/digest. 

We would like to thank you and your staff for your co-operation during our review. 

We ask that this letter be made public at your earliest convenience, and no later than the next 
council meeting. ) 

t 

Si,nc~~~ly, / 

/ 
I 

I .,/,1;/'/ / ;a/t/,
Paul Dube( 

' -~ Ombuds\nan o.f. Ontario 

cc: Tara Stephens, Clerk (clerl<@welland.ca) 

3 Farberv. l<ingston City, (2007] O.J. No. 919, at page 151. 
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