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July11,2017
Mr. Jonathan Faurschou - Planner 1
City of Brockville
One King Street West
P.O. Box 5000
Brockville, ON K6V 7A5

Re:

City of Brockville - Draft Secondary Plan - Employment Lands
MMA File 08-EOPA-179486

Dear Mr. Faurschou,
Thank you for providing the Ministry of Municipal Affairs (MMA) with the opportunity to review
and comment on the City's draft Employment Lands Secondary Plan.
The Draft Secondary Plan was circulated to partner ministries in accordance with the province's
One Window Plan Review process. We have now completed our review of the proposed draft in
consideration of the Provincial Policy Statement, 2014 (PPS), and our comments are found in
Appendix 'A' attached to this letter.
Please feel free to contact me with questions or concerns at (613) 545-2113 or by email at
John.Macdonald@Ontario.ca.
Sincerely, ~

'1:::onald
Planner, Municipal Service Office - East
Attachments: Appendix 'A' - General Comments
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Appendix 'A'
Provincial "One Window" Comments
City of Brockville Employment Lands Secondary Plan
MMAH File No. 08-EOPA-179486

GENERAL COMMENTS
A. Proposed Land Uses within 500 metres of a Closed Landfill
Concerns such as landfill-generated gases, production and migration of methane gas,
surface water contamination, odour and surface water runoff may have an adverse effect
on human health, public safety and the environment and are commonly associated with
closed former waste disposal and landfill sites. The information presented in support of
the OPA did not address the above issues nor did it include sufficient technical
justification related to hydrogeological impacts in the area south of Parkedale Avenue.
The area to the south is also formally recognised as the contaminant attenuation zone
(CAZ) under the MOECC approval for the Brockville WDS and as such should not be
included in the removal of the development restriction.
For lands north of Parkedale Avenue, the reduction of the 500 metre buffer to 30 metres
should be contingent on the following:
•
•
•

•

Confirmation that the removal of the lands formerly occupied by the sludge
lagoons will not impact the care, maintenance and monitoring of the waste site;
Confirmation that there are no impacts to the north of Parkedale Avenue caused
by the fill area;
A qualified person justifies that a 30 metre buffer area is adequate for the
functioning of the waste site and that it is adequate for the new adjacent land
uses; and
Confirmation that the lagoon area was adequately decommissioned

B. Natural Heritage Features and Species at Risk
The Ministry of Natural Resources and Forestry provided the following comments
regarding the Golder Environmental Impact Statement:
•

•

•

•
•

The report prepared by Golder Associates addresses many concerns by
adjusting the building envelope and by providing setbacks to minimize impacts to
the natural heritage features
As species at risk have been found on site, an Information Gathering Form (IGF)
must be submitted to assess impacts under the Endangered Species Act once
the detailed design has been finalized. All Species at Risk surveys undertaken
and all results must be presented in the IGF
MNRF agrees that if compensation habitat for golden-wing warblers is to be
created on adjacent lands to offset loss of significant wildlife habitat on-site, that
the habitat must be established prior to the removal of on-site habitats
Development within the unevaluated wetlands themselves will trigger a formal
evaluation
Protection for butternut trees and their habitat has increased to a 50 metre radius
measured from the bole of the tree. The report lists 25m, which must be updated
given new direction. The tree itself (section 9, ESA, 2007) is protected with the
25m circle, but the habitat (section 10, ESA 2007) is protected by an additional
2
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25m (50m total).
C. Transportation
Our Ministry is in receipt of correspondence provided directly to the City from the
Ministry of Transportation (MTO) dated May 29, 2017. In this correspondence, the
Ministry makes several recommendations. Rather than reiterating those
recommendations in this letter, we will indicate our support for each of the MTO
recommendations.

D. Settlement Area Expansion
Notwithstanding the foregoing, the Ministry of Municipal Affairs has identified the
following concerns with the proposed settlement area expansion.
The Subject Lands are currently within the "Urban Reserve Area" according to the City's
Official Plan. Section 4.10.1 of the Official Plan states that "Lands within the Urban
Reserve Area have been designated through a comprehensive review to be required for
future growth and development but are not considered to be part of the Urban Area".
The inclusion of these lands into the Urban Area is considered to be a settlement area
expansion under Section 1.1.3.8 of the Provincial Policy Statement, 2014 (PPS). As you
are aware, Section 1.1.3.8 of the PPS states that:

"A planning authority may identify a settlement area or allow the
expansion of a settlement area boundary only at the time of a
comprehensive review and only where it has been demonstrated that:
a) sufficient opportunities for growth are not available through
intensification, redevelopment and designated growth areas to
accommodate the projected needs over the identified planning
horizon;
b) the infrastructure and public service facilities which are
planned or available are suitable for the development over the
long term, are financially viable over their life cycle, and protect
public health and safety and the natural environment;
c) in prime agricultural areas;
1. the lands do not comprise specialty crop areas;
2. alternative locations have been evaluated, and
i. there are no reasonable alternatives which avoid
prime agricultural areas; and
ii. there are no reasonable alternatives on lower priority
agricultural lands in prime agricultural areas;
d) the new or expanding settlement area is in compliance with the
minimum distance separation formulae; and
e) Impacts from new or expanding settlement areas on
agricultural operations which area adjacent or close to the
settlement area are mitigated to the extent feasible."
According to the Employment Lands Review (June 2015) undertaken by MMM Group
Limited (the Review), it appears that the City's total employment area supply "is likely
sufficient to 2031''. The Review does state that the serviced supply could be exhausted
prior to 2021, and that given the demand for large lots, the supply could be exhausted as
early as 2016 (now passed), which gives the impression that there may be a need to
3
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expand the Settlement Area boundary to accommodate the need for serviced, large lot
employment lands.
It is the Ministry's opinion that prior to expanding the settlement area, it would be
preferable to utilize existing designated lands within the settlement area by extending
municipal services into currently designated but unserviced employment lands prior to
considering a settlement area boundary expansion. Also, we are aware of the recent
announcement involving the pending closure of the Proctor & Gamble manufacturing
facility. This is an unfortunate situation, and we understand efforts are underway to
ensure the continued use of this property/facility over the long term. Please note that this
property should be factored into the City's supply of large employment land parcels.
For these reasons, it is the ministry's position that the expansion of the settlement area
to include the proposed Employment lands is premature at this time.
Section 1.3.2.4 of the PPS does afford municipalities the flexibility to plan beyond 20
years for the long term protection of employment areas, provided that the lands are not
designated. Section 4.10 of the Official Plan contains the policy required to do this.

4
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BROCKVILLE
CITY O f THE I 000 ISLANDS

03 August 2017

009-07

Ministry of Municipal Affairs and Ministry of Housing
Municipal Services Office, Eastern Region
8 Estate Lane, Rockwood House
Kingston, ON
K7M 9A8
Attention: Mr. John MacDonald
Dear Mr. MacDonald:

Subject:

Official Plan Amendment O.P.A. No. 04, under City of Brockville File
No. 009-07, respecting Brockville Employment Lands- City of Brockville.
Your File 08-EOPA-179486

Dear Mr. Macdonald,
Please accept this letter in reply to your letter of 11 July 2017 and as follow-up to our teleconference
of Thursday 20 July 2017.
The following comments correspond to the order of your comments.

Item A Proposed Land Uses Within 500 Metres of a Closed Landfill:
The comments provided by the MMA on 11 July 2017, would appear to indicate that the reviewer did
not have a copy of Golder's letter dated 30 June 2016 regarding land use within 500 metres of the
City of Brockville Landfill Site. The Golder report addresses the concerns noted in the MMA letter.
The following is in response to each of the specific comments provided in the MMA letter. The MMA
comments are provided in italics and have been addressed as follows:

"Concerns such as landfill-generated gases, production and migration of methane gas,
surface water contamination, odour and surface water runoff may have an adverse effect on
human health, public safety and the environment and are commonly associated with closed
former waste disposal and landfill sites. The information presented in support of the OPA did
not address the above issues nor did it include sufficient technical justification related to
hydrogeologlcal impacts In the area south of Parkedale Avenue. The area to the south is also
formally recognized as the contaminant attenuation zone (CAZ) under the MOECC approval for
the Brockville WDS and as such should not be included in the removal of the development
restriction.
The Golder Letters of 09 March 2012 and 30 June 2016, address the various concerns north and
east of the fill area, including groundwater and surface water contamination by landfill leachate,
ground settlement, appearance, soil contamination, hazardous waste and the migration of methane
gas as identified in the MMA comments. The letters confirm that "adverse effects from the closed
landfill on the proposed land development north and east of the fill area are not anticipated".

CITY Of BRO CKVILLE - PLANNI NG DEPARTMENT
One Ki ng Str eet West , r.o . Box 5000, Brockvllle, Ont.lrlo. C..nada K6V 7 AS
Tel.: 6 13-342-8772 f;u<: 6 13-498·2793
Email: plannlng@brockvllle.com and/ or bulldlng @brockvlllc .com
OUR GOAL - " ACCESSIBILITY A REALITY"
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The above-noted statement that "The information presented in support of the OPA did not address
the above issues nor did if include sufficient technical justification related to hydrogeological impacts
in the area south of Parkedale Avenue. The area to the south is also formally recognized as the
contaminant attenuation zone (CAZ) under the MOECC approval for the Brockvil/e WOS and as such
should not be included in the removal of the development restriction" is correct. The information in
the letter would not provide sufficient justification for the impacts in the area south of the landfill (The
CAZ shown as shaded black lines on Figure 2-Site Plan to the Golder letter of 30 June 2016,
attached as Schedule "A" to this letter, and as shown on the following screenshot) as they were not
intended to be included in the letter of request to the MOECC:
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Development within the CAZ area is subject to meeting applicable law. In particular, on the use of
groundwater. Otherwise, the requirements of Reg. 153/04 must be satisfied (i.e. soil and groundwater
quality must meet applicable standards) and provisions under D-4 Land Use On or Near Landfills and
Dumps. A risk assessment may be needed for all or a portion of the CAZ.

For lands north of Parkeda/e Avenue, the reduction of the 500 metre buffer to 30 metres
should be contingent on the following:
•

Confirmation that the removal of the lands formerly occupied by the sludge lagoons will
not impact the care, maintenance and monitoring of the waste site;

Confirmation that "the removal of the lands formerly occupied by the sludge lagoons will not impact
the care, maintenance and monitoring of the waste site" was included in a document written by
Golder Associates dated 18 November 2016 that was included in the ECA amendment application as
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follows: "... the care and maintenance ofthe Site will not be impacted iflhe boundaries of the Site are
changed so as to exclude the former sludge lagoon parcel."
Please see the below-noted discussion under the heading "Confirmation that the lagoon area was
adequately decommissioned' for more details addressing this comment.
•

Confirmation that there are no impacts to the north of Parkedale Avenue caused by the fill
area;

The Golder letter dated 30 June 2016, pages 4 (North Fill Area) and Page 5 (East of Fill Area),
provides a detailed summary of the area north of the fill area. No adverse impacts to the north of
Parkedale Avenue caused by the fill area are identified. Specifically, the 2016 letter states that:
"Based on our review of existing information pertaining to the closed Brockvil/e Landfill Site and our
understanding of the proposed land development to the north and east of the landfill (municipally
serviced industrial or light industrial), adverse effects from the closed landfill on the proposed land
development north and east of the fill area are not anticipated".
•

A qualified person justifies that a 30 metre buffer area is adequate for the functioning of
the waste site and that it is adequate for the new adjacent land uses; and

The Golder letters dated 09 March 2012 and 30 June 2016 was prepared by qualified persons,
specifically, Loren Bekeris, M.Sc., P.Eng. Environmental Engineer and Brian Byerley, M.Sc., P.Eng,
Senior Hydrogeologist, both with Golder Associates an experienced consulting company. and
justifies the reduction of the buffer area. Rationale for reduction of the buffer area is identified on
Pages 4 and 5 of the 30 June 2016 Jetter, a copy of which has been attached as Schedule "A" to this
Jetter.
•

Confirmation that the lagoon area was adequately decommissioned''

Confirmation of the sludge lagoon decommissioning was provided in the application to the MOE CC to
amend the ECA to remove the area of the former sludge lagoon from the mandated landfill site area.
Please note that the lagoon area is already within a reduced buffer area. The buffer zone north of the
landfill, which includes the lagoon area, was reduced in a Golder letter 09 March 2012 and the City
has applied to the MOECC to have the lagoon area removed from the official C of A landfill area.
The following is a summary of the information the City provided as part of the above-noted application
to the MOECC:
The process of decommissioning the former sludge lagoons is outlined in Section 3 of the "Closure
and Post Closure Care of the City of Brockville Municipal Landfill" 2001 document by Burnside
Environmental.
Prior to decommissioning, an investigation of the sludge lagoon area was done by Golder Associates.
The results of this investigation are published in the July 2001 document titled "Geotechnical and
Environmental Investigation, On-Site Burrow Sources, Phase I Final Cover, City of Brockville Landfill".
This report determined that the lagoon soil materials were suitable for final cover and that further
sampling during lagoon decommissioning was not warranted.
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Comments on the stipulations, testing parameters, and results of the investigation authored by
consultant Wilf Ruland, on behalf of the Public Liaison and Monitoring Group (PLMG), were sent to
the City in September 2001. A response to these comments was prepared by Golder Associates and
sent to the PLMG by the City in October 2001. Additional sampling was also completed and the
results were sent along with the response.
The requirements for sludge lagoon decommissioning were part of the landfill closure work and were
outlined in Sections C.1 to C.5 in Contract No. 2001-15 by the City of Brockville. The City awarded
the contract to Rose Mechanical Ltd. and the work commenced on September 24, 2001. An excerpt
from the City of Brockville Municipal Landfill Site 2001 Annual report shows that decommissioning
items C1, C2, and C4 were completed prior to the October 10th, 2001 dated Payment Certificate No.
1. Item C3 was completed by the February 5th, 2002 Payment Certificate No. 4. The area was
hydroseeded and a vegetative cover was established.
The City of Brockville has not received any official word or approval from the MOECC Approvals
Branch to-date about either the request to reduce the 500m buffer zone to the north, northeast, east,
and southeast of the site (the letter dated June 30, 2016 was included as part of the amendment
application to remove the sludge lagoons from the ECA), or about the ECA amendment application
itself.
The application, which included the requesUletter to reduce the 500m buffer zone, was sent to the
MOECC Approvals branch in December 2016. A copy was also sent to the regional MOECC District
office (Kingston) in December as well. Although we haven't received approval yet, the following
comment was included in a memorandum dated June 21, 2017 from Shawn Trimper, Hydrogeologist
of the MOECC Kingston District Office:
"The proposed EGA amendment requests the removal of the former sludge lagoon area from the
licensed site area. The former sludge lagoon area is located upgradient of the site and
groundwater impacts are not of concern in this area. The sludge lagoons were decommissioned
in the 1990's.
For those reasons outlined, I have no objection to the removal of the former sludge lagoon area
from the EGA, as outlined in the EGA application. The current comments should not be
interpreted to provide any conclusions regarding the environmental conditions of the site. Any
future purchasers or developers of this property should take adequate measures to verify the
environmental conditions of the property, at their discretion."
Item B Natural Heritage Features and Species at Risk:

Item B does not contain objections to the proposed Employment lands. Rather, the comments
address the need to follow various protocols associated with future development acknowledge that
additional work relating to SAR will be required as the project moves forward.
More particularly, the comments directed towards Natural Heritage Features and Species at Risk
provided in the MMA letter, attributed to the MNRF, are provided in italics and have been addressed
as follows:
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"The Ministry of Natural Resources and Forestry provided the following comments regarding
the Golder Environmental Impact Statement:
•

The report prepared by Golder Associates addresses many concerns by adjusting the
building envelope and by providing setbacks to minimize impacts to the natural heritage
features

The proposed Amendments to the Official Plan for the City of Brockville and amendments to City of
Brockville Zoning By-law 050-2014, address the recommendations for building envelopes and
setbacks for new development within the proposed Brockville Employment Lands. The Draft
Amendments have been attached as Schedule "B" and Schedule "C", respectively, to this letter to this
letter. Two conceptual Site Sketches illustrating the proposed setbacks have been attached as
Schedule "D" to this letter to this Letter.

•

As species at risk have been found on site, an Information Gathering Form (IGF) must be
submitted to assess impacts under the Endangered Species Act once the detailed design
has been finalized. All Species at Risk surveys undertaken and all results must be
presented in the IGF11

The reference to the need for an IGF (Information Gathering Form) is under review.

•

"MNRF agrees that if compensation habitat for golden-wing warblers is to be created on
adjacent lands to offset Joss of significant wildlife habitat on-site, that the habitat must be
established prior to the removal of on-site habitats"

The golden-winged warbler is considered special concern under the Endangered Species Act, which
means that it is not rare or at risk as a species listed as endangered or threatened.
The following Report addresses the "Golden-Winged Warbler'' and is available to the Public at the
following link https://brockville.com/lndex.cfm?ID=987 :
"Brockville Employment Lands Environmental Impact Study, Brockville, Ontario. Prepared by
Golder Associates, dated October 2016."
Golden Winged Warblers were observed in those areas identified under Figure 3 of the above-noted
Study, a copy of which has been attached as Schedule "E" to this letter to this letter.
The above-noted Report addresses the Golden Winged Warbler under the following sub-sections:
•

5.3.1 Birds, addresses recognition of the Golden Winged Warbler as being designated as
special concern under the ESA, and designated as special concern under the SARA.

•

6.7.4 Habitat for Species of Conservation Concern, addresses habitat identification, and
needs of various species and the establishment of alternate bird habitat prior to removal of the
existing on-site habitats to ensure continued availability of this habitat type in the local
landscape. With this mitigation implemented, no net loss of golden-winged warbler breeding
pairs in the local landscape is anticipated.

•

8.4 Monitoring, addresses assessment of the effectiveness of mitigation measures
implemented at a project location. For the proposed preliminary design, the key mitigation
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measure is avoidance of the adjacent significant natural features and their functions, therefore
monitoring of the Site is not proposed. Monitoring of adjacent lands shou ld be undertaken
where compensation habitat creation for Golden-Winged Warbler is proposed, to determine
the effectiveness of the created habitats. Any monitoring requirements associated with
proposed works within 30 m of wetlands or surface water features, if any, will be determined
at the permitting and approvals stage.
The matter of addressing habitat for Golden Winged Warbler has been recognized and will be
incorporated in future development. In addition, following discussion with MNRF, the City of Brockville
entered into a Natural Habitat Protection Lease (By-law 076-2016) with Brockville Solar Inc. for the
protection of Golden Winged Warbler habitat on the landfill Site lands. The lands which are the
subject of the lease are outside of the Phase 1 through 5, proposed development areas. In addition,
monitoring requirements within 30 m of wetlands or surface water .features, if any, will be determined
at the permitting and approvals stage and incorporated into the Site Plan Control Agreement prior to
construction.

•

"Development within the unevaluated wetlands themselves will trigger a formal
evaluation"

The "Unevaluated Wetlands" are located in an area which is not identified as being within the
proposed development envelope. The following report addresses the "Unevaluated Wetlands" and is
available to the Public at the following link https://brockville.com/index.cfm?ID=987 :
"Brockville Employment Lands Environmental Impact Study, Brockville, Ontario. Prepared by
Golder Associates, dated October 2016."
The location of the "Unevaluated Wetlands" is identified under Figure 3 of the above-noted Study, a
copy of which has been attached as Schedule "E" to this letter for your reference. The location of the
"Unevaluated Wetlands" in relation to the "Proposed Preliminary Design (Development Envelope) ,
including the proposed 30 metres setback, are identified under Figure 4 of the above-noted Study, a
copy of which has been attached as Schedule "F" to this letter.
The above-noted EIS Report addresses development within the unevaluated wetlands as follows:

"6.8 Other Natural Features and Considerations
6.8.1 Unevaluated Wetlands
There are several small, unevaluated wetlands on the Site (Figure 3). Unevaluated wetlands are
those that have not been evaluated per the OWES, which is the case for 460,000 ha (or 43%) of
wetlands in the Mixedwood Plains ecozone (Ontario, 2015b). There is no formal requirement to
evaluate wetlands according to OWES as part of development applications, however, if
development is proposed within an unevaluated wetland, then the responsible agency (e.g.
municipality or conservation authority) may request that an evaluation be performed in order to
ensure the policies of the PPS are adequately addressed. The unevaluated wetlands at the Site
have been provided a 30 m setback as part of the proposed preliminary design (Figure 4) in
accordance with 0. Reg. 148/06. Any development within the setback will require a permit from
the CRCA. Permits are only granted if, in the CRCA 's opinion, the control of flooding, erosion,
dynamic beaches, pollution or the conservation of land will not be affected by the development.
Development within the wetlands themselves, if contemplated, may trigger the need for a formal
evaluation under the OWES in addition to permitting from the CRCA. Additional study would be
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required at the detailed design stage in order to determine if there would be any effects to these
wetlands resulting from development within the proposed 30 m setback, if contemplated."
Accordingly, the City of Brockville acknowledges that "Development within the unevaluated wetlands
themselves will trigger a formal evaluation". However, at this time, the proposed development areas
do not encroach into the "unevaluated wetlands" and as such no additional evaluation is required at
this time.

•

"Protection for butternut trees and their habitat has increased to a 50 metre radius
measured from the bole of the tree. The report lists 25m, which must be updated given new
direction. The tree itself (section 9, ESA, 2007) is protected with the 25m circle, but the
habitat (section 10, ESA 2007) is protected by an additional 25m (50m total)."

The recent change to a 50 metre radius surrounding each butternut tree has been recognized and will
be incorporated in future discussions with the MNRF and in any follow-up work addressing Butternuts.
Item C Transportation:
Canal Cosgrove, Director of Operations is in discussion with MTO and BTE to address the various
items identified as concerns in the letter from MTO dated 29 May 2017.
Item D-Settlement Area Expansion:
The MMA letter indicates that "it is the Ministry's opinion that prior to expanding the settlement area, it
would be preferable to utilize existing designated lands within the settlement area by extending
municipal services into currently designated but unserviced employment lands prior to considering a
settlement area boundary expansion." Further, the letter also states that "we are aware of the recent
announcement involving the pending closure of the Proctor & Gamble manufacturing facility. This is
an unfortunate situation, and we understand efforts are underway to ensure the continued use of this
property/facility over the long term. Please note that this property should be factored into the City's
supply of large employment land parcels."
Last, the letter continues to state that "for these reasons, it is the ministry's position that the
expansion of the settlement area to include the proposed Employment lands is premature at this
time.
11

For context, between the years of 2012, when the City completed their Official Plan, and 2015, prior
to the preparation of the 2015 Employment Lands Review Study, the City was approached by several
businesses looking to develop on large lots. Upon examining potential lands that could accommodate
these uses, no lands were appropriate and "shovel-ready" and as such, the City lost these
opportunities. To ensure that future opportunities were not lost, the City commissioned MMM Group
Limited (now WSP) in April of 2015 to prepare an Employment Lands Review (ELR) to study what
lands were available and what land may be needed in the future.
The conclusions of the ELR indicated that:
1. Development activity and interest is increasing as a result of Brockville's strategic location
and access to infrastructure and markets while job densities are declining, consistent with
"jobless" growth trends (see pages 19, 43 and 44). This is detailed further on page 19
(Section 3.b.ii) and page 49 (Section 5.d.ii) of the ELR, which indicates that most recent
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employment area development was occurring on parcels just over 4 hectares in size.
To further emphasize this trend, the P&G site that MMA has identified in their letter is
approximately 52 gross hectares with an approximate employment density of just under 1O
jobs per gross hectare. P&G's new site in West Virginia, where the employment is being
transferred, is approximately 185 hectares and is planned to achieve just under 4 jobs per
gross hectare. This further confirms the trend towards larger lots with lower employment
densities.
2. The City has minimal supply to accommodate development on large lots (over four ha in
size). The ELR identified that a total of five parcels remain vacant that are over four
hectares. Of those five parcels, four are under private ownership (and two of these
privately owned parcels remain unserviced). As a result, only one larger parcel (8.47 gross
hectares in size) remains in public ownership. This parcel is already serviced and the City
has confirmed that there have been several development enquiries. As for infill, the ELR
identified only one potential infill site over four hectares in size. While the site is already
serviced, it is privately owned and partially developed.
a) MMA has indicated that the P&G site should be considered supply since they have
indicated that they will be relocating its operations. While the Brockville P&G site is
very large (52 hectares), it should not be included in the City's current employment
land supply as there is a significant amount of uncertainty associated with its
planned closure and future use. Notably:
• The facility is still occupied and operating. P&G has announced that it
intends to operate the facility until 2020 or early 2021.
• The site is already developed with a number of large buildings, many of
which are specialized to its current use. While this may serve as an asset to
securing a new user, these buildings may also be difficult to repurpose and
may trigger the need for comprehensive redevelopment of the site.
• The site has a significant level of specialized infrastructure, including rail
facilities, which could again serve as an asset to securing a new user, or
may trigger the need for comprehensive redevelopment of the site.
• It remains unclear how long P&G iniends to retain the site after closure or
how long it would take to adapt or redevelop the site to support a new user.
Upon completion of the ELR, it was recommended that the City undertake a Secondary Plan to study
the Northwest Quadrant, designated as Urban Reserve, to determine if it was appropriate to
accommodate development of an Employment Area. We would note that since much of the
Ministry's position is that the Comprehensive Review requirements of the PPS have not been met, we
felt it necessary to reiterate the requirements identified in the Draft Secondary Plan.
As you're aware, the PPS refers to Comprehensive Reviews in various sections, but provides its most
significant guidance in Sections 1.1.3.8 and within the Definitions section, which is implemented in the
City's approved Official Plan in Sections 3.2.3.4 and 3.2.5.6. The Draft Secondary Plan Report
details how each of these requirements have been met, including Sections 3.2.3, 4.0, and 5.0, which
are outlined below for convenience.
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Section 3.2.3 of the Draft Secondary Plan Report states that:
"In regards to settlement area expansions and the conversion of employment lands, the PPS
defines a comprehensive review as an official plan review or amendment initiated by the planning
authority, which:
1. Is based on a review of population and employment projections; considers alternative
directions for growth or development; and determines how best to accommodate the
development while protecting provincial interests;
2. Utilizes opportunities to accommodate projected growth or development through
intensification and redevelopment; and considers physical constraints to accommodating
the proposed development within existing settlement area boundaries;
3. Is integrated with planning for infrastructure and public service facilities, and considers
financial viability over the life cycle of these assets, which may be demonstrated through
asset management planning;
4. Confirms sufficient water quality, quantity and assimilative capacity of receiving water are
available to accommodate the proposed development;
5. Confirms that sewage and water services can be provided; and
6. Considers cross-jurisdictional issues."
With respect to Items 1 and 2 above, the ELR, which was adopted in June of 2015, satisfies these
requirements. Detailed projections as well as a thorough inventory of both occupied and vacant
employment lands were completed. For context, the analysis included all "supply" parcels, regardless
of servicing status or private or public ownership.
With regard to demand, the baseline analysis on page 43 of the ELR indicates that approximately 25
net hectares of employment land are estimated to be absorbed between 2014 and 2031. The ELR
noted that, based on employment lands development data provided by the City going back as far as
2003, employment lands development has been favouring serviced sites in Brockville over 4 hectares
in size (see ELR page 19), as such, large, serviced sites would be in highest demand.
With respect to supply, page 39 of the ELR identifies a total vacant employment designated land
supply of approximately 42 net hectares spread across 16 parcels. Only 30 net hectares of the supply
is located within the City's business parks, with the remainder representing isolated remnant lands.
The large lot (parcels larger than 4 hectares) component of the City-wide supply accounts for just
under 27 net hectares spread across 5 parcels, all of which are located in the business parks. Again,
it should be reiterated that this "supply" includes all designated vacant lands, regardless of their
servicing status or ownership.
With respect to adequacy of supply, Page 45 of the ELR identified that under baseline conditions
(historic trends}, it was likely that the City's supply of larger employment parcels (over 4 ha in size)
were likely to be exhausted between 2026 and 2031. To further determine implications, a scenario
was developed that assumed employment densities associated with more recent development activity
(since the beginning of 2010) will persist. This lowers the density assumption from the baseline of 12
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jobs per net hectare to approximately 10 jobs per net hectare. Page 52 of the ELR found that the
large lot supply is likely to be exhausted before 2026 under this scenario.
In reviewing the results of the baseline analysis as well as the alternative scenarios, it was further
noted that only one of the five large lot parcels considered in the supply are still in public ownership
and that there is a multi-year lead-time necessary to bring new large lot supply on-line.
With respect to intensification potential, page 38 of ELR summarizes that an additional 7.7 net
hectares of "possible supply" (privately-owned potential infill sites) was identified in the City spread
across 5 parcels. Page 42 of the ELR identified that only one of these "possible supply" parcels was
over 4 ha in size.
The analyses concluded that businesses looking to develop, many of which are looking for large lots,
have experienced significant challenges in securing viable lands for development in the City (see
page 50 of the ELR). In addition, while the City has some ability to intensify within its existing
business parks, the intent of establishing a new business park is to accommodate large-lot users.
The new business park would not seek to accommodate smaller land users, which may be controlled
through the Official Plan and Zoning By-law. As a result, establishing a business park in the City's
northwest quadrant is reasonable as the supply is insufficient to accommodate a full range of
employment uses in the City.
"Items 3, 4, and 5" were considered in Sections 4.3 and 4.4 of the Draft Secondary Plan Report and
further explained below. "Item 6" was considered to require minimal impact as City staff have
consulted with Elizabethtown-Kitley and there are minimal land use conflicts outside of the City's
boundary.
In addition to the Comprehensive Review requirements, the Draft Secondary Plan Report reviewed
the existing conditions within the study area, provided a summary of the planning and policy context,
as well as summarized the supporting studies completed to support the redevelopment of the area.
To ensure that the supporting studies were adequately scoped, a preliminary analysis was
undertaken to determine which lands could be suited for employment uses. The preliminary analysis
of lands within the study area considered, but was not limited to, the following conditions:
•

Proximity of existing City services;

•

Proximity of the City's existing road network;

•

Amount of land identified in the Employment Land Review undertaken in Phase 1 of this
Project;

•

Initial identification of constraints based on the Official Plan; and

•

Proximity of existing sensitive land uses.

The outcome of the analysis served to inform the supporting studies, and to refine the study area
boundary. Studies undertaken in support of the Draft Secondary Plan included the following:
•

Environmental Impact Statement (EIS)

•

Financial Impact Assessment

•

Water, Wastewater & Stormwater Analysis

•

Traffic Impact Assessment
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•

Stage 2 Archaeological Assessment

•

Land Use Within 500M of Landfill Site

The results of the supporting studies concluded the following:
•

Based on the results of the EIS, approximately 36 hectares of land is available that generally
avoids any significant environmental features that need to be conserved, excluding two
intermittent streams and a small number of butternut trees.

•

The lands outside of the 36 hectares, approximately around the centre of the scoped study
area, have been identified as conservation lands due to the existence of important
environmental features. The significance of having these identified as conservation lands is
that they will be protected for the long term and added to the City's Natural Heritage System,
which allows for the connection of wildlife corridors and protection of wetlands and woodlands.

•

The Financial Impact Assessment concluded that due to the proximity of infrastructure, as
identified previously, the amount of revenue that may be generated by bringing new
employment uses on line far outweighs the upfront costs that would be incurred by extending
municipal water and sewer services and a roadway to the proposed Employment Area.

•

Municipal servicing is available adjacent to the scoped study area. Analyses of the existing
water, wastewater, and stormwater systems indicate that there is sufficient capacity to
accommodate employment uses for the long term, without the need to upgrade the City's
systems. To ensure there are no impacts on the stormwater systems from a quality and
quantity perspective, all stormwater is to be managed on-site.

•

Minimal upgrades are necessary to accommodate employment uses in the scoped study area
and the existing transportation network will be utilized. Access will be provided from Stewart
Boulevard, which have the appropriate design configuration and available capacity to
accommodate the additional employment development.

•

No archaeological resources were found within the scoped study area.

•

Employment uses within 500M of the closed landfill site were determined to be appropriate.

The results of the supporting studies provided the direction to establish the Draft Secondary Plan
Area boundary. A land use concept was then prepared to define how the lands within the Draft
Secondary Plan Area may be considered for employment uses. The concept focuses on maximizing
the development potential for employment area uses, while minimizing the potential for land use
conflicts between existing and future uses.
The Draft Secondary Plan concept identifies a gross total of approximately 76 ha for development
through five phases, which may be revised based on demand and individual need.
•

Phase 1 is approximately 20 ha.

•

Phase 2 is approximately 16 ha.
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•

Phase 3 is approximately 3.5 ha.

•

Phase 4 is approximately 24.7 ha.

•

Phase 5 is approximately 12.5 ha.

Page 12

As a result of the supporting studies and associated analyses, as well as the preparation of the
detailed Secondary Plan Report, the Comprehensive Review and Secondary Plan requirements
identified in the City's Official Plan have been met.
Summary and Recommendations:

1. It would be inappropriate and premature to consider the P&G site as available supply as there is a
significant degree of uncertainty regarding the timing and extent the P&G site may become
available for reuse or redevelopment.
2. There remains a high likelihood that the City will run out of its supply of employment area parcels
over 4 hectares in size in the near future based on the analysis of the remaining supply and
recent employment lands development trends.
3. Bringing Phase 1 of the Northwest Secondary Plan into the Urban Area with appropriate phasing
policies represents a logical and appropriate mechanism to ensure that the City does not exhaust
its large lot employment lands supply. If, by the time Phase 1 was brought online, it were
reasonable to consider the P&G site as part of the supply, this would factor into the timing of
bringing subsequent phases online.
Based on the fore-going responses to each of the items identified in the MMA letter dated 11 July
2017, I would request that confirmation be provided that the concerns as provided by MMA to the City
of Brockville on 11 July 2017 have been addressed and that MMA does not object to the City moving
forward with the proposed Official Plan Amendments and Zoning By-law Amendments as supported
by the Secondary Plan and the various supporting studies and the additional clarifications and
rationale provided in this letter.
Please contact the Planning Department should you have any questions.
Yours truly,

PLANNING DEPARTMENT

CJF~-J. Faurschou, MCIP, RPP
Planner I

enclosures.
copy:

Bob Casselman, City Manager
D. Dick, Acting Director of Planning
Mike Elms, Manager, Community Development & Planning
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June 30, 2016
Peter Raabe, P.Eng., Director of Environmental Services
City of Brockville
1 l<ing Street West
P.O. Box 5000
Brockville, Ontario
K6V7A5

LAND USE WITHIN 500 METRES OF THE CITY OF BROCKVILLE LANDFILL SITE
BROCKVILLE, ONTARIO
Dear Mr. Raabe:
This letter comprises the report by Golder Associates Ltd. (Golder Associates) concerning proposed land use to
the north and east of the City of Brockville Landfill Site and within 500 metres of the fill area. This letter has
been prepared in consideration of Ministry of the Environment and Climate Change (MOECC; formerly MOE)
Guideline D-4 ("Land Use On or Near Landfills and Dumps"; MOE, 1994). It is our understanding that this letter
will be provided to MOECC in support of the City of Brockville's proposal to change the permitted land use in
this area.

Introduction
The Brockville Landfill Site is located on part of Lot 17, Concession 2 within the Brockville City limits (see Key Plan,
Figure 1). The Brockville Landfill Site (the "Site") was in operation from about 1964 until it closed on
December31, 2000. The total area of the Site is approximately 41 .86 hectares, including a 14.18-hectare fill
area (see Site Plan, Figure 2). The annual management and maintenance of the closed Site and the associated
monitoring program are carried out in accordance with the Provisional Environmental Compliance Approval (ECA)
No. A440101, dated December 6, 1994 and the subsequent notices of amendments. The most recent notice of
amendment was dated June 20, 2014.
Directly north of the fill area is an area of land (5.66 hectares) that formerly contained sewage sludge lagoons.
These lagoons, which were used to dry sludge from the City's sewage treatment plant until the mid-1990's, were
decommissioned (removed by excavation) in 2001. The area of the former lagoons is currently part of the Site as
defined in the ECA. A gas pipeline within a pipeline easement runs east-west, separating the fill area from the
former lagoon area and the northern portion of the lands proposed for development (see Figure 2).
Subsurface conditions at the Site and the Contaminant Attenuation Zone (CAZ) lands are described in detail in
several reports between 1990 and 1994 and in subsequent Annual Reports (see attached references).
In summary, the northern and central portions of the Site consist of refuse placed over sandstone bedrock, while
in the southern portion of the Site the refuse overlies a sequence of organic soils, silty clay and glacial till
followed by Precambrian quartzite bedrock.

Golder Associates lid.
1931 Robertson Road, Ollawa, Ontario, Canada, K2H 5B7

Tel: +1 (613) 592 9600 Fax: +1 (613) 592 9601 l'll'IW.golder.com
Golder Associates: Operations In Afrlc•, Asia, Australasia, Europe, Nor1h America and Sout11 America
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The shallow groundwater flow system generally follows the ground surface topography and is affected by
Site-specific groundwater recharge and discharge features, including surface water features, particularly the
Grant's Creek valley located south of the Site. Because significant depths of overburden deposits are generally
limited to the southern part of the Site and within the Grant's Creek valley, off-Site leachate impacted
groundwater mostly occurs within the bedrock, flowing to the east-southeast onto the CAZ, as well as to the
south and possibly to the southwest. Surface water drainage around the Site transmits water from north of the fill
area, along the east side of the fill area (between the service road and the east buffer area), to the south where
Grant's Creek drains off-Site (see Figure 2).
The Site includes a perimeter leachate collection system (LCS) which was put into operation in the fall of 1992.
The leachate collection system consists of a perforated high density polyethylene pipe, granular bedding, cover
and backfill, constructed around the perimeter of the Site on the east, west and south sides, at elevations
ranging from about 0.5 to 3.0 metres below the groundwater table (as present before LCS construction).
Low permeability barriers were also installed along the western edge of the marsh (east side of the fill area) and
along the eastern portion of the southern boundary of the Site, near the pumping station. Collected leachate is
sent via the City sanitary sewer system to the City of Brockvllle Water Pollution Control Plant for treatment.
In February 2000, a temporary landfill gas (LFG) collection and flaring system was installed at the landfill to control
odours resulting from the emission of landfill gases. Offensive odours were being released from the landfill as a
result of the decomposition of gypsum-containing materials (I.e., drywall), which was a component of the
Construction and Demolition (C&D) fines that were used at the Site as an alternative daily cover material between
January 1998 and September 1999. On August 14, 2012 the LFG management system was shut down in order
to monitor whether or not odours would be produced when the LFG management system was not operating.
In the time since the shutdown, Golder Associates and City of Brockville staff have not detected landfill gas
odours at the Site boundary and off-Site landfill gas odour complaints by the public have not been reported.
Therefore, at this time, the LFG management system remains shut down, and future operation of the LFG
management system Is not anticipated to be necessary.

Site Closure
In 2002, in conjunction with Phase 1 of the final cover installation, a surface water management system was
constructed, in order to prevent the discharge of sediments into the marsh on the east Site of the fill area (due to
runoff from the covered fill area). Collected water ultimately discharges to Grant's Creek, south of the Site.
Phase 1 of the final cover installation (permeable soil cover) was completed in 2002. Phase 2 of the cover
installation was initiated in July 2007 and continued through 2014. In 2014, approximately 10,000 cubic metres
of fill/topsoil was placed and spread in three areas of the landfill Identified as requiring additional fill materials to
meet the requirements of the closure and post-closure plan for the Site. An additional 1,950 cubic metres of
topsoil was then placed in a 15-centimetre layer on top of the general fill. Hydro-seeding was completed on all
newly filled areas, completing the final phase of the final cover installation.
In 2014, the Cataraqui Region Conservation Authority planted 40 to 45 trees near the southeast corner of the
Brockville Landfill Site and ten trees in the buffer land to the southwest of the Site. These two areas formerly
offered an unobstructed view of the former landfill tipping area from Parkedale Avenue. The trees are
anticipated to provide a visual screen to the former tipping area within a three to five year time frame.
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Previous Assessment of Potential Land Use within 500 metres of Fill Area
In March 2012, Golder Associates prepared a draft report regarding proposed land use within 500 metres of the
fill area north of the pipeline easement, not including the area of the former sludge lagoons (Golder, 2012a).
An e-mail from the MOECC to the City of Brockville dated October 4, 2012, indicated that the MOECC agreed
with the conclusions of that Golder Associates report. The area of the former sludge lagoons was excluded from
consideration for development in 2012 because this area is within the boundary of the Site. Since that time, the
City of Brockville has decided that it will apply to amend the Site ECA to exclude the area of the former sludge
lagoons to allow for development of these lands. The City of Brockville and the MOECC met on April 20, 2016 to
discuss the proposed ECA amendment, following which the MOECC indicated that the amendment should be
possible. The City of Brockville intends to file an amendment of the ECA as soon as the MOECC provides
comments on this report.

Groundwater and Leachate Collection System Monitoring
Following is a brief summary of the annual post-closure groundwater and LCS monitoring program for the Site:
•

Groundwater level measurements in selected groundwater monitors in the spring and summer and
inspection of all groundwater monitors in the spring;

•

Collection and analysis of groundwater samples from selected groundwater monitors in the spring and
summer;

•

Collection and analysis of groundwater samples from selected domestic wells in the spring and
summer; and,

•

Collection and analysis of leachate samples from the leachate pumping station in the spring and summer
(collection of weekly and monthly leachate samples for limited analysis is also carried-out as part of
ongoing operations).

Surface Water Monitoring
The annual post-closure surface water monitoring program consists of the following main components:
•

Collection and analysis of surface water samples in the spring and fall;

•

Surface water flow measurements in the spring and fall; and,

•

Surface water elevation measurements at two locations in the spring and fall.

Surface water station SW-2 is located just upstream of the northeast corner of the marsh, east of the fill area.
The water quality at SW-2 is considered to represent background surface water quality at the landfill and the
immediate vicinity (as per the ECA).

Landfill Gas Monitoring
Monitoring of landfill combustible gas was historically undertaken at shallow monitors 90-2S and 90-3S near the
southern boundary of the Site. In accordance with the ECA amendment dated March 24, 2006, landfill gas
monitoring was discontinued in 2006 due the minimal potential for off-Site migration of landfill gas.

Assessment of Potential Adverse Effects
The City of Brockville is currently proposing to allow development of lands located north and east of the Site,
within 500 metres of the fill area (see Figure 2). The proposed zoning would be for industrial or light industrial
development. Development of these lands would be on the basis of municipal services (sewer and water).
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The nearest off-Site location within the proposed development area is approximately 40 metres from the fill area
(see Figure 2), which is greater than the 30-metre exclusion area applied to operating sites or non-operating sites
with technical controls for leachate or landfill gas.
MOECC Guideline D-4 lists six factors that should be considered when assessing proposed land use near a
non-operating landfill:
•

Groundwater and surface water contamination by landfill leachate;

•

Surface runoff;

•

Ground settlement;

•

Visual Impact;

•

Soil contamination and hazardous waste; and,

•

Landfill gas (particularly the production and subsurface migration of methane gas).

Because the landfill Site is closed, potential off-Site nuisance effects associated with operations such as dust,
litter and noise are not present.

North of Fill Area
The potential development lands north of the fill area are north of a gas pipeline and pipeline easement that runs
east-west. The Site fill area Is located south of the pipeline easement (see Figure 2). The proposed zoning of the
development lands would be industrial or light industrial. Development of these lands would be on the basis of
municipal services (sewer and water).
Groundwater and surface water contamination by landfill leachate is not occurring north of the Site boundaries.
The direction of groundwater flow is towards the south (to the CAZ) and surface water drainage around the fill
area is towards the south (to Grant's Creek). Groundwater quality monitoring results from monitors located
within the area of the former sludge lagoons and between the fill area and the gas pipeline confirm the lack of
leachate impacts to the north of the Site. The surface water management system (to control runoff from the
covered fill area) also transmits the water to the south, therefore surface runoff is not causing an adverse effect
north of the Site.
Ground settlement north of the Site due to the landfill would not be expected.
related to the landfill would only occur within the fill area.

Potential ground settlement

The fill area Is likely visible from the nearest off-Site location, north of the Site (approximately 40 metres from the
fill area); however, dense tree cover exists on-Site and off-Site in this area, which likely obstructs the view of the
fill area when the trees are in foliage. The cover on the fill area is supporting well established grasses and other
plants, and has the appearance of a natural meadow.
Soil contamination and hazardous waste are not expected north of the Site, including the area of the former sludge
lagoons. Soil contamination related to the landfill would only be expected within the boundaries of the Site and
possibly the CAZ.. Sampling of the soil within the berms and the floor areas of the former sludge lagoons before
and during the lagoon decommissioning (in 2001) confirmed that the soil met the soil quality criteria for inorganic
and hydrocarbon parameters that were applicable for residential/parkland and industrial/commercial land uses in a
non-potable groundwater condition (Golder, 2001a, 2001b).
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Subsurface migration of methane gas to the proposed development lands north of the fill area is considered to
be unlikely. There are a number of site-specific factors that indicate this:
i)

Considering that the landfill has a soil cover, produces relatively low volumes of methane, and currently has
a gas management system, gas pressure within the landfill (which could induce subsurface migration of
gas) is expected to be generally low;

Ii)

Subsurface conditions north of the fill area consist of minimal overburden over bedrock, and the water table
is a maximum of approximately 1.5 metres below the surface of the bedrock;

iii)

The nearest off-Site location within the proposed development area is approximately 40 metres from the fill
area. The MOECC "Guideline for Assessing Methane Hazards from Landfill Sites" (MOE, 1987) indicates
that at distances greater than 10 times the depth of the landfill to the water table (1 .5 metres x 10 15 metres
for the proposed development area) investigations for the presence of methane are not likely necessary;

=

Iv)

The LCS starts in the area between the fill area and the nearest off-Site location (see Figure 2). The LCS
was designed to passively vent landfill gas that enters the LCS; and,

v)

The perimeter Site drainage is located between the LCS and the nearest off-Site location, as is the pipeline
(see Figure 2). These features can also intercept landfill gas and allow it to vent to the atmosphere.

Despite the low likelihood of the presence of dangerous levels of methane in the subsurface of the proposed
development land, it would be prudent to investigate methane gas concentrations during any geotechnical
Investigations associated with site development in close proximity (e.g. 40 metres) of the gas pipeline, and tal<e
appropriate actions if methane was to be detected at significant concentrations. This recommendation does not
consider possible effects of the gas pipeline itself; additional precautions may be necessary in this regard.

East of Fill Area
The potential development lands east of the fill area are located between Highway 401 to the south of the Site
and the gas pipeline easement to the north of the Site (see Figure 2). The proposed zoning would be for
industrial or light industrial development. Development of these lands would be on the basis of municipal
services (sewer and water).
Groundwater and surface water contamination by landfill leachate Is not occurring east of the Site boundaries.
The direction of groundwater flow is towards the south (to the CAZ) and surface water drainage around the fill
area is towards the south (to Grant's Creek). To the east of the CAZ, between Parkdale Avenue and Highway
401, groundwater contamination by landfill leachate is not expected; however, there are no groundwater
monitors east of the CAZ. The groundwater quality in bedrock groundwater monitor that is closest to the eastern
boundary of the CAZ (96-1 D) meets the Ontario Drinking Water Standards for the list of Volatile Organic
Compounds (VOCs) that are part of the Site monitoring program. However, one parameter (vinyl chloride),
which is the only voe that has been measured above the laboratory detection limits since 2010, is occasionally
at a concentration that exceeds the non-potable groundwater standard for medium and fine textured soils (as per
Soil, Ground Water and Sediment Standards for Use Under Part XV.1 of the Environmental Protection Act,
MOE, 2011 ). Therefore, prior to development of the lands that abut the eastern boundary of the CAZ, It Is
recommended that soil and groundwater be evaluated in accordance with O.Reg. 153/04. If any soil or
groundwater parameters are found to exceed the applicable generic standards, property-specific standards
could be developed, in accordance with O.Reg. 153/04, in order to support land development.
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The surface water management system (to control runoff from the covered fill area) transmits the water to
Grant's Creek which flows sollthward and then southwesterly through the CAZ. Therefore, surface runoff is not
causing an adverse effect east of the Site.
Ground settlement east of the Site due to the landfill would not be expected.
The fill area is not readily visible from the nearest off-Site location east of the Site (approximately 120 metres
from the fill area). Dense tree and bush cover exists on-Site and off-Site in this area, which likely obstructs the
view of the fill area when the trees are In foliage. The cover on the fill area is supporting well established
grasses and other plants, and has the appearance of a natural meadow.
Subsurface migration of methane gas to the proposed development lands east of the fill area is considered to be
unlikely. There are a number of site-specific factors that indicate this:
i)

Considering that the landfill has a soil cover, and due to its age, the landfill produces relatively low volumes
of methane, gas pressure within the landfill (which could indllce subsurface migration of gas) is expected to
be generally low;

ii)

Subsurface conditions east of the fill area are expected to consist of thin overburden over bedrock and a
large area of poorly drained land (swamp). The water table in this area is expected to be at ground surface
or near ground surface (likely less than 2 metres below ground surface);

iii)

The nearest off-Site location east of the fill area is approximately 120 metres from the fill area. The MOECC
"Guideline for Assessing Methane Hazards from Landfill Sites" (MOE, 1987) indicates that at distances
greater than 10 times the depth of the landfill to the water table (maximum of 2 metres x 10 20 metres for
the proposed development area), investigations for the presence of methane are not likely necessary;

=

iv)

The LCS was designed to passively vent landfill gas that enters the LCS; and,

v)

The perimeter Site drainage is located between the LCS and the nearest off-Site location (see Figure 2).
These features can also prevent horizontal migration of landfill gas.

Conclusions
Based on our review of existing information pertaining to the closed Brockville Landfill Site and our
understanding of the proposed land development to the north and east of the landfill (municipally serviced
industrial or light industrial), adverse effects from the closed landfill on the proposed land development north and
east of the fill area are not anticipated. Therefore, in accordance with MOECC Guideline D-4, Industrial or light
industrial land use within 500 metres of the fill area (indicated on Figure 2) Is considered appropriate.
Considering that the nearest off-Site location within the proposed development area is approximately 40 metres
from the fill area, specification of a 30 metre buffer from the fill area, for the purpose of restricting land use
(in accordance with MOECC Guideline D-4), is not required. An amendment to the City of Brockville Landfill Site
ECA, to exclude the area of the former sludge lagoons from the landfill Site, will be required in order to develop
this portion of the lands.
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Limitations
This letter provides a professional opinion and therefore no warranty Is expressed, Implied, or made as to the
conclusions, advice and recommendations offered in this letter. This letter does not provide a legal opinion
regarding compliance with applicable laws. With respect to regulatory compliance issues, It should be noted that
regulatory statutes and the interpretation of regulatory statutes are subject to change. The findings and
conclusions of this letter are valid only as of the date of this letter. If new Information is discovered In future
work, Golder Associates Ltd. should be requested to re-evaluate the recommendations in of this letter, and to
provide amendments as required.

Closure
We trust that this letter provides sufficient information for your current needs. Please contact the undersigned if
you have any questions or require additional.
Yours truly,
GOLDER ASSOCIATES LTD.

Loren Bekeris, M.Sc., P.Eng .
Environmental Engineer
BTB/LEB/sg
n:\acUva\201613 prof\1650598 city of brockvllle 2016 broekvllle II mp onlario\/epMsVand use laller'Jlr 30june2016 landuso within 500m or landflll.docx

Attachments: References
Figure 1 - Key Plan
Figure 2 - Site Plan
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Brockville Landfill Site Contaminant Attenuation Zone Lands and the Adjacent West Property", Job
Number 981-2747, October 1998.
Golder Associates Ltd. 2000. "2000 Interim Report, Volatile Organic Compounds in Groundwater, Brockville
Landfill Site and Adjacent Monitoring Areas", December 2000.
Golder Associates Ltd, 2001a. "Report on Geotechnical and Environmental Investigation, On-Site Borrow
Sources, Phase I Final Cover, City of Brockville Landfill, Brockville, Ontario", July 2001.
Golder Associates Ltd. 2001 b. "Response to the September 21, 2001 Letter by Mr. W. Ruland and Additional
Soil Sampling of the Former East Sewage Sludge Lagoon, Brockville Landfill Site, Brockville, Ontario",
October 3, 2001 .
Golder Associates Ltd . 2001c. "Emission Summary and Dispersion Modelling, Brockville Municipal Landfill
Flare, The City of Brockville (The Corporation of), Ontario", Dec 2001 .
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Golder Associates Ltd. 2003. "2002 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", May 2003.
Golder Associates Ltd. 2004a. "Surface Water Investigations West of the Former City Landfill, Township of
Elizabethtown, Ontario", February 2004.
Golder Associates Ltd. 2004b. "2003 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", May 2004.
Golder Associates Ltd. 2005. "2004 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", May 2005.
Golder Associates Ltd. 2006. "2005 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", May 2006.
Golder Associates Ltd. 2007a. "2006 Annual Monitoring Report, City of Brockvllle Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", May 2007.
Golder Associates Ltd. 2007b. "Review of Elevated Iron in Surface Water- Grant's Creek", October 2007.
Golder Associates Ltd. 2008a. "2007 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", May 2008.
Golder Associates Ltd. 2008b. "Proposed Changes to Groundwater Sampling Program, Brockville Landfill Site",
May 2008 .
Golder Associates Ltd. 2009. "2008 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", Report No. 09-1127-0001, May 2009.
Golder Associates Ltd. 2010. "2009 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", Report No. 10-1127-0001, May 2010.
Golder Associates Ltd. 2011 . "2010 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", Report No. 11-1127-0001, May 2011.
Golder Associates Ltd. 2012a. "Draft Letter, Land Use within 500 Metres of the City of Brockville Landfill,
Brockville, Ontario", March 2012.
Golder Associates Ltd. 2012b. "2011 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", Report No. 12-1127-0001, May 2012.
Golder Associates Ltd. 2013. "2012 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", Report No. 13-1127-0001, May 2013.
Golder Associates Ltd. 2014. "2013 Annual Monitoring Report, City of Brocl<Ville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", Report No. 14-1127-0001 , May 2014.
Golder Associates Ltd. 2015. "2014 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", Report No. 1520208, May 2015.
Golder Associates Ltd. 2016. "2015 Annual Monitoring Report, City of Brockville Landfill Site, Former City
Landfill, Former Salvage Yard and MOE Investigation Area", Report No. 1650598, May 2016.
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Gore & Storrie Limited in association with Golder Associates Ltd. 1991. "City of Brockville Municipal Landfill Site
Continued Use Volume Ill - Site Hydrogeology and 1990 Monitoring Program". April 1991 .
Gore & Storrie Limited in association with Golder Associates Ltd. 1991 . "The City of Brockville Municipal Landfill
Site Surface Water and Groundwater Monitoring Program". June 1991.
Gore & Storrie Limited in association with Golder Associates Ltd. 1992. "City of Brockville Municipal Landfill Site
Continued Use Final Report - Environmental Protection Act Volume II Site Hydrogeology and 1991
Monitoring Program", June 1992.
Gore & Storrie Limited in association with Golder Associates Ltd., Rowan Williams Davies & Irwin Inc., and
Corporate Research Associates. 1993. "City of Brockville Municipal Landfill Site Continued Use Final
Report - Environmental Protection Act, Volume VIII, MOE Review Comments and Responses,
Supplementary Work Program", September 1993.
Gore & Storrie Limited in association with Golder Associates Ltd. 1995. "City of Brockville Municipal Landfill Site
Continued Use -1994 Annual Monitoring Report", May 1995.
Gore & Storrie Limited in association with Golder Associates Ltd. 1996. "City of Brockville Municipal Landfill Site
1995 Annual Monitoring Report", May 1996.
Gore & Storrie Limited in association with Golder Associates Ltd. 1997. "City of Brockville Municipal Landfill Site
1996 Annual Monitoring Report", May 1997.
Gore & Storrie Limited in association with Golder Associates Ltd. 1998. "City of Brockville Municipal Landfill Site
1997 Annual Monitoring Report", May 1998.
Ministry of the Environment (MOE). 1987. "Guideline for Assessing Methane Hazards from Landfill Sites",
November 1987.
Ministry of the Environment (MOE). Procedure D-4-1 (formerly referenced by 07-07), "Assessing Methane
Hazards from Landfill Sites - Appendix A to Guideline for Assessing Methane Hazards from Landfill
Sites, November 1987'.
Ministry of the Environment (MOE). 1994. Guideline D-4 (formerly 07-07), "Land Use On or Near Landfills and
Dumps", April 1994.
Ministry of the Environment (MOE). 2011. "Soil, Groundwater and Sediment Standards for Use Under Part XV.1
of the Environmental Protection Act". April 2011.
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SCHEDULE "8"
Brockville Employment Lands Secondary Plan
Official Plan Amendment (Draft)

AMENDMENT NO.

xxx

TO THE OFFICIAL PLAN FOR
THE CITY OF BROCKVILLE

December 2016
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Brookville Employment Lands Secondary Plan
Official Plan Amendment (Draft)

THE CORPORATION OF THE CITY OF BROCKVILLE
BY-LAW NO. xxxx-xx
A By-law to adopt Amendment No. xxx to the Official Plan for the City of Brockville
WHEREAS the Council of the Corporation of the City of Brockville, in accordance with the
provisions of the Planning Act, R.S.O. 1990, as amended, HEREBY ENACTS AS
FOLLOWS:

1. Amendment No. xxx to the Official Plan for the City of Brockville shall be and is hereby
adopted.

Read three times and finally passed in open Council this xxth day of xxxx, xxxx

Mayor

Clerk

December 2016
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THE CONSTITUTIONAL STATEMENT

PART A - THE PREAMBLE

does not constitute part of this amendment.

PART B - THE AMENDMENT -

consisting of the following text and Schedules "A'', "B",
and "C", constitutes Amendment No. xxx of the City of
Brockville Official Plan.

December 2016
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Official Plan Amendment (Draft)

AMENDMENT NO. xxx
OF THE CITY OF BROCKVILLE OFFICIAL PLAN
PART A-THE PREAMBLE
Purpose of the Amendment:

The purpose of this Amendment is to amend Section 4.7 and Schedules "1", "3", and "6"
of the City of Brookville Official Plan to implement the Employment Lands Secondary
Plan.
Location:

The lands subject to this Amendment are generally located within the City's Urban
Reserve Area in the northwest quadrant of the City, and are indicated on the attached
Schedule "A".
Basis:

The basis for this Amendment is contained in the Secondary Plan Report xxxx-xx, as
adopted by Council on xxxxx. The City has undertaken a comprehensive review and
initiated an amendment to the City of Brookville Official Plan to expand the Urban Area
and to redesign ate additional Employment Area lands to permit the development of largelot employment uses, which the City is unable to accommodate due to insufficient supply
of suitably designated land. In support of the initiative, the City has undertaken a
Secondary Plan along with background analyses provided by an Employment Lands
Review, Environmental Impact Statement, Traffic Impact Study, Financial Impact
Assessment, Land Use Within 500M of Landfill Site, and Stage 2 Archaeological
Assessment.
This Amendment also intends to bring residual residential lands into the City's Urban
Boundary thereby creating a more contiguous land use structure.
PART B - THE AMENDMENT

This part of the document, entitled "Part B - The Amendment", and consisting of the
following changes to the text and Schedules, constitutes Amendment No. xxx of the City
of Brockville Official Plan.
Details of the Amendment

The City of Brookville Official Plan is amended as follows:
1. Section 4.7.4 Site Specific Policy Area is amended by adding "Section 4.7.4.4" after
"Section 4.7.4.3" as follows:

December 2016
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"4.7.4.4 SSPA- Northwest Employment Area
Permitted Uses
4.7.4.4.1
a. Permitted Uses shall include:
i.
Light industrial uses such as light manufacturing or processing,
warehouses, wholesale establishments, prestige employment, and smallscale offices and business services.
ii.
Retail and Commercial uses associated with, and clearly ancillary to, the
main employment use.
Uses accessory to any of the permitted uses in the Employment Area.
iii.
4.7.4.4.2

General Land Use Policies

It shall be the policy of the City that
a. Areas that shall be protected for Future Employment are identified on
Schedule 1. These lands represent Future Employment Land and shall be
protected from incompatible land uses due to their strategic location in the
City and access to major transportation corridors.
b. Development within an Employment Area should be compatible with adjacent
residential uses and the zoning by-law will establish a range of uses that
minimize land uses conflicts and promote sound urban design.
c. These lands have been identified to accommodate uses that require largelots, which may result in a variability of lot configurations and sizes as the
lands build out over time. As a result, an internal road network has not been
identified on any Schedules to this Plan. New roads may be constructed
without an amendment to this Plan and may be identified on the Land Use
Schedules as the Plan is regularly reviewed and updated.
d. A holding symbol "H" shall be applied to certain lands in accordance with the
provisions Section 6.4.2.1 of the Official Plan until Council is satisfied that
i.
Development has been phased appropriately and lands are needed to
accommodate development.
e. The City shall require the use of onsite stormwater management facilities for
new developments, where appropriate, to mitigate development impacts on
stormwater quantity and quality downstream.
f. Prior to development occurring, a hydrogeological study shall be prepared to
determine groundwater sensitivity and vulnerability and ensure that there are
no impacts to quality and quantity of groundwater.
4.7.4.4.3

Natural Heritage Features and Functions

It shall be the policy of the City that
a. Development shall be accompanied by a strategy that provides for
enhancements or additional measures of protection between intervening
development and any identified environmental features, in consultation with
MNRF, CRCA, and approved by the City.

December 2016
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b. Watercourses may be deepened and/or relocated and consolidated with other
watercourses provided that the watercourse feature, as well as the function of
the watercourse, is maintained in accordance with the directions established
in Brockville Employment Lands Environmental Impact Study, October 2016,
and Federal, Provincial and Conservation Authority regulations.
c. If any watercourse is to be moved or rehabilitated, it is intended that the
watercourse will be reconstructed in a location identified in the Brockville
Employment Lands Environmental Impact Study, October 2016 such that the
form and function of the intermittent stream is retained or enhanced. The
reconstruction of the intermittent stream shall be carefully considered through
a detailed hydrological and hydrogeological assessment.

4.7.4.4.4

Land Use & Built Form Policies

It shall be the policy of the City that:
a. Industrial uses shall generally be limited to self-contained uses that produce
and/or store a product where there is a low probability of fugitive emissions.
b. Open storage shall be screened such that it is not visible from nearby
residential uses, Highway 401, or any Arterial or Collector Roads.
c. Those uses that create or potentially create extreme environmental stress as
a result of air, odour, noise, and/or vibration emissions, and/or the generation
and/or handling of solid or liquid wastes shall only be considered if they meet
the MOE Guidelines and an impact assessment is submitted that is
satisfactory to the City.
d. For uses that exhibit any or all of the following characteristics, the City shall
be satisfied that the proposed use is compatible with any nearby uses:
i.
outdoor storage of goods and materials;
ii.
frequent shipment of products and/or materials;
iii.
long production hours and shift operations/unusual hours of operation;
large volumes of traffic at off-peak hours; and/or
iv.
v.
likelihood of nuisances, such as noise, odour, dust, lighting or
vibration.
e. Prior to development or site alteration, the City shall be satisfied that
development will meet the relevant MOE Guidelines for land use
compatibility. An appropriate separation distance shall be established
between an industrial land use and any sensitive land use or for lands
abutting Highway 401 or City Roads and enforced through site plan control.
Specific development requirements may include, but are not limited to:
i.
building orientation, design and setbacks;
ii.
landscaping and screening;
iii.
access controls;
iv.
road improvements and widenings;
v.
restrictions on the range of permitted uses; and
vi.
restrictions on outside storage.
f. Vehicle access shall be oriented such that industry-related traffic is
discouraged from using local roads where other options may be available.

December 2016
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Loading facilities and service areas shall be located to avoid conflict between
pedestrian circulation, service vehicles and movement along the public rightsof-way and visibility from roadways.
g. Industrial uses shall be developed and oriented in such a manner to ensure
protection and screening of active facades and loading areas from all
sensitive land uses.
2. Schedules "1 ", "3", and "6" of the City of Brockville Official Plan shall be amended in
accordance with Schedules "A", "B", "C", attached hereto.
a. Schedule "A" amends Schedule "1" by:
i.
ii.

iii.
iv.
v.
vi.
vii.

Redesignating certain lands from "Urban Reserve Area" to "Employment Area"
identified as "Amendment A1".
Redesignating certain lands from "Urban Reserve Area" to "Parks and Open
Space Area" identified as "Amendment A2".
Redesignating certain lands from "Corridor Commercial Area" to "Employment
Area" identified as "Amendment A3".
Redesignating certain lands from "Corridor Commercial Area" to "Parks and
Open Space Area" identified as "Amendment A4".
Reducing the extent of the "Waste Disposal Site Buffer" from 500m to 30m
identified as "Amendment A5".
Adding the "Future Employment" overlay on certain lands identified as
"Amendment A6".
Redesignating certain lands from "Urban Reserve Area" to "Neighbourhood
Area" identified as "Amendment A7''.

b. Schedule "B" amends Schedule "3" by:

i.
ii.
iii.
iv.

Reducing the extent of the "Waste Disposal Site Buffer" from 500m to 30m
identified as "Amendment 81".
Removing an area identified as "Significant Woodlands" identified as
"Amendment 82".
Removing an area identified as "Screening Area for the Cataraqui Region
Conservation Authority" identified as "Amendment 83".
Identifying certain lands as a "City-Wide Park" identified as "Amendment 84".

c. Schedule "C" amends Schedule "6" by:
i.

Adding one new "Site Specific Policy Area" identified as "Amendment C1 ".

Implementation and Interpretation
The implementation and interpretation of this Amendment shall be in accordance with the
policies of the City of Brockville Official Plan.

December 2016
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SCHEDULE "C"
Brockville Employment Lands Secondary Plan
Zoning By-Jaw Amendment to Comprehensive Zoning By-Jaw 050-2014, as amended (Draft)

THE CORPORATION OF THE CITY OF BROCKVILLE
BY-LAW NO. 20xx-xxx

Being a by-law to amend Comprehensive Zoning By-law 050-2014, as amended,
with respect to the Brockville Employment Lands Secondary Plan in the
City of Brockville
WHEREAS Section 34 of the Planning Act, as amended, permits the councils of
municipalities to pass zoning by-laws for prohibiting the use of land or the erecting,
locating or using of buildings or structures for or except for such purposes as may be
set out in the by-law;
AND WHEREAS the Council of the Corporation of the City of Brockville considers it
desirable to amend Zoning By-law 050-2014 to implement the policies of Official Plan
Amendment No. XXX with respect to the Brockville Employment Lands Secondary Plan.
NOW THEREFORE the Council of the Corporation of the City of Brockville enacts that
By-law 050-2014, as amended, being the Comprehensive Zoning By-law for the City of
Brockville, shall be and is hereby amended as follows:
1.
That Section 7.3.2 be amended by adding a new Special Exception Zone as
follows:
"7.3.2.5. E2-5 Zone
The uses permitted in the E2-5 Zone shall be limited to the following:
•
•
•
•
•
•
•

•
•

•
•
•
•

December 2016

Courier Service
Day Nursery (as an accessory use)
Industrial Use
Industrial Use - Light
Medical Laboratory
Business and Professional Office
Outside Storage (as an accessory use), which is subject to additional
provisions under the General Provisions (Section 3.0 of By-law 0502014)
Research and Development Establishment
Semi-Permanent Covered Structure (as an accessory structure), which
is subject to additional provisions under the General Provisions
(Section 3.0 of By-law 050-2014)
Testing and Research Laboratory
Transportation Depot
Transportation Terminal
Warehouse
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Zoning By-Jaw Amendment to Comprehensive Zoning By-law 050·2014, as amended (Draft)

•

Wholesale Establishment

The following special provisions shall apply to the E2-5 Zone:
•

Maximum Building Height - 20 m

All other zone requirements will be in accordance with the provisions of the E2
Zone.
Additional Setbacks - Notwithstanding the lot and building requirements in Table
7.2(a), where an E2-5 Zone abuts an RU Zone, which is occupied by a
residential use, an additional setback of 30 m shall apply from the building face
or outside storage, whichever is closer, to the minimum yard setback.
Outside Storage and Outside Working Areas - No outside storage shall be
permitted within 30.0 metres of the front lot line or within 7 .5 metres of any side
or rear lot line. All outside storage and outside working areas shall be fenced
with a 2.5 metre solid fence so as to screen the outside storage and outside
working area from being seen from adjacent properties and/or roads.
Landscaping - In addition to the Planting Strip provisions of Section 3.34, where
an E2-5 Zone is within 30 m from an RU Zone that is occupied by a residential
use, the entire yard that is facing the RU Zone, with the exception of the
driveway, shall be landscaped. The first 3.0 m of yard shall be landscaped and a
hedge row of spruce trees and Lombardy Poplar or Norway Maple trees shall be
planted along the entire length of the property line.
2.

Schedule "A" Zone Map 13, of By-law 050-2014, as amended, is further
amended by rezoning certain lands from RU to E2-5 as indicated by
"Amendment A 1" on Schedule "A" to this By-law.

3.

Schedule "A" Zone Map 13, of By-law 050-2014, as amended, is further
amended by rezoning certain lands from RU-2 to E2-5 and RU as indicated by
"Amendment AZ" on Schedule "A" to this By-law.

4.

Schedule "A" Zone Map 13, of By-law 050-2014, as amended, is further
amended by rezoning certain lands from RU-4 to E2-5 as indicated by
"Amendment A3" on Schedule "A" to this By-law.

5.

Schedule "A" Zone Map 13, of By-law 050-2014, as amended, is further
amended by rezoning certain lands from H1-C4 to E2-5 as indicated by
"Amendment A4" on Schedule "A" to this By-law.

6.

Schedule "A" Zone Map 13, of By-law 050-2014, as amended, is further
amended by rezoning certain lands from RU-2 and RU-3 to H3-E2-5 as indicated
by "Amendment A5" on Schedule "A" to this By-law.

December 2016
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7.

Schedule "A" Zone Map 13, of By-law 050-2014, as amended, is further
amended by rezoning certain lands from RU, RU-2, RU-3, RU-4, and H1-C4 to
EP as indicated by "Amendment A6" on Schedule "A" to this By-law.

8.

All other provisions of By-law 050-2014 shall continue to apply.

Read three times and passed
by Council on the XX day of
XXXXXX,XXXX

Mayor

Clerk

December 2016
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North West Brockville
Employment Lands

Conceptual Site Sketch 1
Aerial
Drawing provided for illustrative purposes only.
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North West Brockville
Employment Lands
Conceptual Site Sketch 2
Aerial Drawing provided tor
illustrative purposes only .
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Ministry of
Housing

Ministere du
Logement

Municipal Services Office
(Eastern Ontario)
Rockwood House
8 Estate Lane
Kingston, ON K7M 9A8

Bureau des services aux municipalites
de !'Est de !'Ontario
Maison Rockwood
8 ruelle Estate
Kingston ON K7M 9A8

Phone:
(613) 545-2100
Facsimile: (613) 548-6822
Toll Free: 1-800-267-9438

Telephone: (613) 545-2100
Telecopieur: (613) 548-6822
Sans frais:
1-800-267-9438
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t//r-~Ontario

August 21, 2017
Mr. Jonathan Faurschou - Planner 1
City of Brockville
One King Street West
P.O. Box 5000
Brockville, ON K6V 7A5
RE:

City of Brockville - Draft Secondary Plan - Employment Lands
MMA File- 08-EOPA-179486

Dear Mr. Faurschou,
Thank you for your letter dated August 3rd, 2017 in response to the Ministry's
1
correspondence of July 11 " and your further meeting with Ministry staff on July 20 1",
2017.
The Ministry of Municipal Affairs appreciates the additional information provided by the
City, including Golder Associates letter dated June 30 1", 2016.
The Ministry's July 11th, 2017 comment letter to the City on the draft Secondary Plan
can be summarized into the following four areas:
• Proposed Land Uses within 500 metres of a Closed Landfill;
• Natural Heritage Features and Species at Risk;
• Transportation; and
• Settlement Area Expansion
Proposed Land Uses within 500 metres of a Closed Landfill
It is understood Golder Associates provided two letters (March 91", 2012 and June 3oth,
2016) to the City of Brockville regarding potential concerns north and east of the landfill
area, involving groundwater and surface water contamination by landfill leachate, ground
settlement, appearance, soil contamination, hazardous waste and the migration of
methane gas. The June 30'", 2016 letter confirms the sampling undertaken by Golder
Associates and concludes that soil contamination and hazardous waste are not
expected to the north or east of the boundaries of the former landfill. It also concludes
that the lagoon was suitable for final cover and no further sampling was warranted in
2001.
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-2The June 301h, 2016 letter from Golder Associates and your August 3'' response
identified the 30 metre buffer area has been justified by an engineer and hydrogeologist
working with Golder Associates. The June 301h, 2016 letter also concludes an industrial
or light industrial use is considered appropriate within 500 metres of the fill area.
MMA is aware that the City has made application to the MOECC Approvals Branch to
amend the EGA for the Brockville Landfill and reduce its buffer area. It is suggested that
any reduction in the landfill buffer area be documented in the Official Plan and Zoning
By-law to ensure this setback is maintained over the long-term.
Natural Heritage Features and Species at Risk
The Ministry recognizes that Species At Risk concerns will be addressed by the City
through the filing of future planning applications as development of this area proceeds.
It is understood that there is no development proposed within the area identified as
"unevaluated wetlands" and as such no additional evaluation is required at this time.
The comments from the MNRF and the approach of the City of Brockville to require a
formal evaluation if development is proposed in unevaluated wetlands is consistent.
Your letter recognizes the recent change to a 50 metre radius will be applied to each
butternut tree and will be incorporated into future discussions with MNRF.
Transportation
With regards to concerns expressed by the Ministry of Transportation (MTO), it is
acknowledged that there are conversations occurring between the City's Director of
Operations, MTO and BT Engineering to work through these concerns.
Settlement Area Expansion
MMA appreciates receiving the further information and justification provided regarding
the proposed Settlement Area expansion.
Based on the justification included in the City's August 3'' letter, it is understood that the
City is primarily looking to designate the north-west area employment lands to
accommodate large lot employment uses. This has been supported by documentation
from the 2015 Employment Land Review outlining that there is a shortage of
employment land in municipal ownership over four hectares in size, as well as by
documenting there is a minimal supply of infill sites that meet this criteria.
Having a supply of employment lands that can meet large employment uses assists with
providing for an appropriate mix and range of employment uses to meet the long-term
needs (PPS 1.3.1 a). The August 3'' letter references the trend towards inquiries with a
lower employment density of jobs per gross hectare, as well as documenting that there
has been a trend in employment uses favouring sites larger than four hectares.
The information provided also states the new business park would not seek to
accommodate smaller land users. The analysis in the Employment Land Review (2015)
concluded that businesses looking to develop on large lots in the City have experienced
significant challenges in securing viable lands for development. It also states that the
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-3 intent of establishing a new business park is to accommodate large-lot uses. It is
recommended that the Official Plan Amendment and Zoning By-law Amendment be
used as tools ensure this area is protected to serve the needs of large-lot employment
uses in order to be consistent with the justification provided to the Ministry.
Given the above, the Ministry has no further comments or concerns at this time.
Should you have any questions, please feel free to contact me at 613-545-2116 or via email at Claire.Dodds@Ontario.ca

Sincerely,
"original signed by"
Claire Dodds, MCIP, RPP
Team Lead , Community Planning & Development,
cc:

Mike Elms, Manager, Community Planning & Development, MMA
Bob Casselman, City of Brockville Manager
D. Dick Acting Director of Planning
John Macdonald, Planner, MMA
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Jon Faurschou
From:
Sent:
To:

Cc:
Subject:

Chris Pincombe <Chris.Pincombe@enbridge.com >
Thursday, April 20, 2017 3:41 PM
Jon Faurschou
Eastern Region Crossing
Enbridge Pipelines Inc. Comments RE: Notice of Statutory Public Meeting for Proposed
Amendments to The Official Plan and Zoning By-Law 050-2014 and a New Secondary
Plan

For your records, Enbridge Pipelines Inc. has reviewed the subject applicatio n and does not have any facilities within the
'
area and has no concerns with the amendment.
Regards,
Chris Pincombe C.E.T.
Lands & ROW Administrator - Crossings
Eastern Region

ENBRIDGE PIPELINES INC.
TEL: 519-333-6753 I FAX: 519-339-0510
Western Research Park
108~ Modeland Road , Bldg. 1050 1•1 Floor, Sarnia, ON, N7S 6L2
enbridge.com
Integrity. Safety. Respect.
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CONSEllL DIES

[COLES CAfHOUQUF.S
DU t.ENTRl!:>EST
Le meilleur r.1111sell

qt.1 1(111 plll$S(! \IOU$ dontH!f

Service des immobilisations - planification

12 avril 2017
Monsieur Jonathan Faurschou
City of Brockville
1 rue King Ouest,
CP 5000
Brockville (Ontario) K6V 7A5
Votre reference :

004-0022

Demande de modification au reglement de zonage
Brockville Employment Lands, Brockville

Objet:

Monsieur,
Le Conseil des ecoles catholiques du Centre-Est (CECCE) a revu la demande
susmentionnee et ne s'y oppose pas.
Esperant que ces renseignements vous seront utiles, je vous prie d'agreer, Monsieur,
!'expression de mes sentiments distingues.

/]

ta~1\6500
l

!

('.U

y-

'

I

KarolY, ·, Bois
Planificatrice en immobilisations,

KB/bd
o.c.

Dossier X5-071B (Brockvllle/2017)
Chrono
CloogleDrlve/Planlflcation/lettres planlflcation/KB l 170412.J

4000, rue Labelle, Ottawa (Ontario) K1J 1A1 - Tel. : (613) 744-2555 ou 1-888-230-5131 - Telec.: (613)746-3725
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Ministry of Transportation

Ministere des Transports

Corridor Management Section
1355 John Counter Boulevard
Kingston, Ontario K7L 5A3

Section de gestion des couloirs routiers
1355, boulevard John Counter
GP/Service de sacs 4000
Kingston (Ontario) K7L 5A3

Tel.: 613 545-4834
Fax: 613-540-5106

Tel.: 613 544-2220
Tillec. 613 540-5106

Postal Bag 4000

f'~

t?ontario

Stephen.Kapusta@ontario.ca

J. Faurschou - Planner I
City of Brookville
One King Street West, P.O. Box 5000
Brockville, ON K6V 7AS

May 29th, 2017

Attention: J. Faurschou

RE:

Brockville Employment Lands - File: D14-022, D09-07
Highway 401 Brockville Area

The Ministry's previous comments from April 20'h did not address the information found in the reports that
were subsequently sent to the Ministry for review. The Minist1y is disappointed that we were not involved or
consulted with during the preparation of the reports for this secondary plan. The Ministry has numerous
concerns about the reports provided. However, since the majority oflands are beyond the Ministry's permit
control area as defined by the Public Transportation and Highway hnprovement Act, the Ministry is not able to
trigger improvements to our highway infrastructure as a result of most developments in the secondary plan area
save for the lands adjacent to Highway 40 I. Regardless, since the City of Brookville intends to have LCV s use
Stuart Boulevard and the interchange with Highway 401, the Ministry is the approval authority for permits for
companies using LCVs and thus improvements required to accommodate such vehicles will be required as a
condition of any LCV pe1mit. The most significant concerns are focus on the gaps in the analysis in the traffic
documents provided. In our opinion, the limited scope of the recommended improvements to Stuart Boulevard
lend to serious concerns regarding the viability and attractiveness of the secondary plan lands for development,
since the traffic congestion issues will impact the efficiency of access to Highway 401 to and from those lands.
Proximity to any highway is only one part of ensuring goods movement efficiency and development
attractiveness. The other part of the equation is addressing the road network issues well ahead of time to
ensure that such lands can be accessed in a reasonable amount of time. Otherwise, the time savings potential of
proximity to the highway is lost to inefficiency and delay of traffic on an inadequate road· network.

Traffic Impact Study and Technical Memorandum:
Page 2: The consultant advises the "development ofthe ......... is assumed to be complete within 10 to 15
years", then claims that a worst case scenario would be a completed development "within 15 years". Given the
first statement, the worst case scenario should be a completed development within I 0 years.
Page 7 - Existing Traffic - The consultant writes that volumes and projections will be based on "traffic counts
recorded by the City of Brookville during the spring and summer of2012". This is completely unacceptable.
More recent volumes should have been captured and used in the analysis. The Ministry has in our Traffic
Office, turning movements captured in September 2014 at both ramp terminals, both of which were available to
the consultant and would have been acceptable in the analysis. Had the consultant spoken with us during the
study process, this information could have been provided to them. Regardless, it is unacceptable to use data
that is 3 years old or older for a study of this magnitude. The consultant does attempt to address the use of the
older data, however, the consultant assumes that "these counts would closely reflect the existing traffic
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operations". But the consultant doesn't provide justification for such a statement, nor is it clear as to the year
that the consultant feels that this data closely matches.
Fundamentally, the use of the older data doesn't give the Ministry confidence in the conclusions drawn in this
report. Additionally, the conclusions do not address all of the current issues with Stuart Boulevard, nor do they
speak to the future improvements for the Stuart Boulevard interchange by the Ministry of Transportation,
which will impact the location of the westbound ramp tenninal intersection. The Technical Memorandum
regarding the Stuart Boulevard interchange does speak to the geometric changes and the maneuverability of
LCV s to use the ramp terminals, but neither report makes the connection between the extremely short signal
spacing and the use of these trucks on the network. Considering that the link distance between intersections on
Stua1t Boulevard varies between 90 and 99 metres and LCV trucks are themselves 45 metres, any queue at any
intersection has the potential to result in a single truck (LCV or non LCV) backing up into an upstream
intersection or be prevented from completing a turn from the ramp intersection.
The traffic analysis in the repo1t illustrates the significant issue of peak hour queue lengths exceeding the link
distance, tum lanes being starved of traffic as a result of the queue lengths on the through movements, and even
left tum queues exceeding the storage lanes and queues extending into the through lanes. These problems are
futther exasperated by vehicles turning from the side roads and filling up any remaining link distance space
when the main movement is given a red signal and side streets are on green. For example, the PM Peak
Existing conditions for Southbound Stuart at the Westbound Ramp terminal are LOS B. However, the
starvation capacity reduction is 742. These issues with link distance vs 98"' percentile queue length, coupled
with starved lanes paint a picture of an overly congested corridor with insufficient signal spacing. However,
when you review each intersection on its own, the picture is rosier than it actually is. In corridors where the
intersection spacing is this close together, it is good transportation planning practice to review the entire
corridor together in one model, rather than snap shots of the performance of each individual intersection.
When the entire corridor is reviewed together in one model, the unmet demand from one signalized
intersection's volumes are then applied to the previous intersection's volumes so that a more complete picture
of the congestion can be viewed and understood.
The is no mention of weaving issues or the impact of people attempting to tum right and then make a quick left
at an adjacent intersection. In corridors where signal spacing is extremely short, such as this one, such
problems are a challenge to model since drivers may not accept a typical gap for a right turn on red, or will
move three lanes to access a left or right turn. There are obvious operational issues and capacity issues with
this lack of weaving distance as it can create situations where someone who is turning right may wait for a gap
in both through lanes of the road they are entering into and thus will back up traffic further behind them. Even
under a right tum green movement, if the left turn lane they are attempting to tum right into is full or has not
yet turned green, the right turn might not actually clear in reality, but any analysis model that looks only at one
intersection will show this intersection clearing. This is a fundamental problem of reviewing corridors such as
this with such a narrow focus.
While this new industrial and employment area will likely have a significant commercial volume component,
the traffic impact study makes no mention of the percentage of heavy vehicles in any of the analysis, either
forming part of the background traffic or future volumes. This is a grave concern, especially considering the
shmt link distances and the implications of adding any vehicle that is larger than a car. Trucks accelerate more
slowly and take up more space. To not include a truck percentage in the traffic volume, or even address how
snch volumes are modeled is not appropriate given the land uses proposed and thus the type of traffic
generated.
When one reviews the recommendations in Table 8 of the summary, there are some short tenn measures that
will achieve some minor results, but they do not address all of the traffic concerns, nor do they address those
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concerns in relation to the future westbound ramp tenninal location relative to the intersection of Jefferson and
Stuart.
Example: The recommendation to add a left turn phase to the northbound left movement at Jefferson will help
address some of the issues. with the left tum queue extending beyond the length of the lane, but doesn't address
the fact that the 98"' percentile queue for that left turn lane is longer than the length of the lane itself during the
PM peak. Therefore, even though there is an advanced green for all nmthbound moves proposed, the volume
turning at this location is still more than the lane can handle and even when the left turn phase is done, the
queue will still block the through movement of traffic. This improvement alone doesn't even address the fact
that the southbound queue from the westbound ramp terminal intersection is of a length that will extend to the
Jefferson intersection and thus affect the ability of traffic to turn left from northbound Stuart. Nor does this
recommendation address the fact that in the full buildout scenario, the northbound left turn from Stuart to
Jefferson 98th percentile queue is twice the length of the left turn lane itself and the southbound through at the
westbound ramp terminal intersection 98"' percentile queue will extend through the Stuart and Jefferson
intersection, thus further preventing traffic from turning left, which will cascade to preventing northbound
vehicles from moving, and thus blocking any vehicles attempting to turn right from the westbound offramp to
Stuart. This scenario is one of multiple issues not discussed or mitigated in any document provided.
Recommendation:

The Ministry therefore requires the following:
1) That the Traffic Study for the Secondary Plan use recent traffic count data from which to build their
assumptions on.

2) That the growth rate be discussed and agreed upon with our traffic office and justified with analysis to
determine an appropriate growth rate for the study time frame.
3) That the corridor be studied and modeled as a whole, rather than as individual intersections to avoid
issues where spillback from one intersection is not carried forward to impact the traffic in an adjacent
upstream intersection.
4) That the three traffic related reports be condensed into a singular repmt that addresses all traffic issues,
including the percentage of heavy trucks and LCV s on the network in addition to whether such LCVs
can make the required manoeuvres to use the network.
5) That the truck percentage values be applied to the analysis and the method they are applied be justified
in the repmt based on the land uses proposed and existing volumes of trucks on the network.
6) That the recommendations address all issues that exist by the additional traffic, including:
a. Link distance and queue lengths that exceed link distances or turn laues.
b. Close proximity Of the existing intersections, including the impact of the future Ministry
improvements at the Stuatt Boulevard interchange.
c. The impact of LCVs on the corridor, with the impacts of such vehicles on a road network with
substandard signal spacing clearly spelled out and identified.
7) That the recommendations include identification of the process by which improvements can be made
such as au Environmental Assessment for the conidor and some discussion of the timing of such
improvements relative to the development of the Secondary Plan lands.
The Ministry looks forward to working with the consultant and the City ofBrockville to review future reports
to support the secondary plan.
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If you have any questions, please do not hesitate to contact me at (613)545-4834.
Sinc(e!y,/

I

,.X~c l~~~
Stephen Kapusta MCJP, RPP
Corridor Management Planner
cc

Ottawa Area Office
Corridor Management
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Jon Faurschou
Subject:

FW: BTE Response Letter to MTO Comments

Importance:

High

From: Kapusta, Stephen (MTO) [mailto:Stephen.Kapusta@ontario.ca]

Sent: August-29-17 10:56 AM
To: Andrew McGinnis; Dodds, Claire (MMA/MHO)
Cc: Bender, Gregory (Greqorv.Bender@wsp.com); Liu, Terrence (MEDG)
Subject: RE: BTE Response Letter to MTO Comments
Good Morning Andrew,
This letter is acceptable as it spells out the path forward . I feel that the concerns that the Ministry has with the studies
for the secondary plan can be mitigated by working together on a future study of Stewart Bou levard and its interchange
w ith Highway 401. Therefore, there is little need to go back and rehash past reports if the same items are going to be
addressed in a future joint study.
As always, the Ministry looks forward to working with the City of Brockville on this mutually important piece of
infrastructure.
Sincerely,

Stephen Kapusta MCIP, RPP
Corridor Management Planner
Ministry ofTransportation - Eastern Region
1355 John Counter Boulevard
Postal Bag 4000
Kingston, ON K7L 5A3
Phone (613)545-4834
Fax (613)540-5106
Toll Free 1(800)267-0295
Stephen.Kapusta@Ontario.ca

Ministry of ... /
Highway
ransportation
~ Corridor
of Ontario
Managemen

V
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CATARAQUI REGION CONSERVATION AUTHORITY
1641 Perth Road, P.O. Box 1GO Glenburn le, Ontario KOH 150
Phone: (613) 546-4228 Toll-free (613 area code): 1-877-956-CRCA
Fax: (613) 547-6474 E-mail: crca@cataraquiregion.on.ca
Websites: www.cleanwatercataraqui.ca & www.cataraquiregion.on.ca

April 21, 2017

File:

OP/BR/73/2017
ZBL/BR/72/2017

Sent by Email
Jonathan Famscbou
Planner I (Senior)
City of Brockville
P.O. Box 5000
Brockville, ON
K6V 7A5

Dear Mr. McGinnis:

Re:

Ap1>lication for Official Plan Amendment D09-07 (City of Brockvillc)
Application for Zoning By-law Amendment D14-022 (City of Brockville)
Brockvillc Employment Lands
Part Lots 14-17, Con. 1 & 2; Vacant Parcels no11h of Parkcclale Ave., west of Stewart
Blvd. & south of Victoria Rd.
City of Brockville
Waterbody: Unnamed Tributary & Unevaluated Wetland (Grants Creek SubWatersbed)

CRCA staffhave reviewed the above-noted Official Plan Amendment and Zoning By-law Amendment
for the Brockville Employment Lands Secondary Plan including the following suppo1t ing material:
•
•
•
•
•
•
•

Background Information-New Employment Lands, City of Brockville, undated
Repmt 2016-159-12, City ofBrockville, dated December 8, 2016
City of Brockville Employment Lands Seconda1y Plan Report, WSP/MMM Group, Dec. 2016
Draft Official.Plan & Zoning By-law Amendment Schedules, City of Broclcville, undated
Enviromnental Impact Study, Golder Associates, October 2016
Constraints & Opportunities Assessment, Golder Associates, October 29, 2015
Report 2017-022-02, City ofBrockville, dated February 16, 2017

Further to our preliminary review comments, provided to City staff in an email dated Janua1y 12, 2017,
we provide the following comments for the consideration of Council, City of Brockville staff, and the
City's consultants.

Proposal
The proposal relates to the adoption of the Brockville Employment Lands Secondary Plan with the
intent to add a large area of municipally-owned land in the City's northwest to the Urban Boundary.
Doing so will facilitate the future development of the Employment Lands with a variety ofuses, mainly
large-scale commercial/industrial in nature.
Mombor of

Co.riscrvatlon

~.!':!J~9
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Mr. Faurschou (D09"07 & Dl 4-022- Brookville Employment Lands)
April 21, 2017

The purpose of the Official Plan Amendment is to amend Section 4.7 and Schedules 1, 3, and 6 to
implemeut the Employment Lands Secondary Plan. The purpose of the Zoning By"law Amendment is
to add a new General Employment Special Exception zone (E2"5) to implement the policies of the OP
and Seconda1y Plan and to ultimately permit the proposed uses.
Site Description
The subject lands encompass multiple parcels in the City's northwest that are predominantly vacant.
The lands, which generally coincide with the City's Urban Reserve area, are roughly 130 ha in total
and consist of a mixh1re of open fields, deciduous upland forest, coniferous plantation, low-lying
wetland, a former landfill site and a manicured golf course. The topography is varied, with rolling
fields and forest areas, a central wooded plateau area and adjacent valleylands.
The lands are located within the Grants Creek subwatershed - a relatively small catchment area that
flows into the St. Lawrence River via Grants Creek, located southwest of the subject lands. Local
drainage is mainly to the south/southwest via overland flow and through two watercourses that merge
in the approximate centre of property. The merged watercourse then becomes a tributary to Grants
Creek. Smaller intermittent watercourse tributaries feed into the eastern branch of the main watercourse
on the subject lands. A moderately sized unevaluated wetland area is located within the valley near the
centre-south of the subject lands. The wetland is comprised of a mixture of meadow marsh and
treed/thicket swamp. A large area is currently wooded, forming an extensive, contiguous forest area
that accounts fur a major portion of the City's woodland. Much of this area has been identified in the
Official Plan as Significant Woodland and has been assessed by the Environmentalimpact Study (EIS).
Discussion
CRCA staff have been involved in the Teview of the Secondary Plan process since 2015 and have
worked closely with tl1e City and City's consultants regarding matters of interest to the CRCA.
Our main interests in the proposal are the pmtection of natural heritage features and areas (significant
woodlands, species-at-risk, wetlands, etc.), the protection of surface water features (watercourses), the
avoidance of nahu·al hazards associated with watercourses and wetlands, the pmtection of drinking
source water and the provision of adequate stmmwater management.
Natural Heritage Features I Areas
The scope, methodology, and assessment provided in the EIS are robust and consistent with applicable
guidelines. CRCA staff are satisfied with the study and do not see any need for substantive changes or
revisions at this time. Staff do not feel a peer-review is wa!1"anted. The EIS author's findings and
recommendations provide a satisfactory level of protection for the core natural features present in the
study area as well as sufficient setbacks/buffers to avoid dish11"bm1ce and impacts in the long-tenn. The
resulting development envelope is appropriate in our opinion.
l. Staff continue to recommend that the minor co11"ections to policy/legislative context references on
page 4 of the EIS document (pg. 9 of Appendix B) be made prior to finalization of the document.
See our January 12, 20 l 7 email for specific revision recommendations.
Staff have reviewed the Report to Council 2017-022-02 including the discussion from the City's
consultant MMM Group regarding the inclusion/designation of the natural heritage areas
recommended for protection (pages 3"4 of the rep01t).
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Mr. Faurschou (D09-07 & D14-022-Brockville Employment Lands)
April 21, 2017

2. We strongly encourage Council to continue to include these lands within the Secondary Plan and
apply the appropriate Official Plan designation ("Parks and Open Space") to protect the City's
natural heritage aseas and features. This recommendation is consistent with "Option 2" as discussed
in the report by the consultant.
These lands were recommended for protection by a qualified environmental consultant in accordance
with the 2014 Provincial Policy Statement and the applicable implementation document, the Natural
Heritage Reference Manual (MNRF). Proper designation of these lands is critical to the long-term
protection of the City's natural heritage and is consistent with the intent of the City's Official Plan
policies. Any futme proposed changes to the area recommended for protection must be subject to
additional environme11tal assessment in accordance with the Official Plan and Provincial Policy
Statement.
Fmther to the discussion on page 5 of Report to Council 2017-022-02, CRCA staff reiterate that the
lands recommended for protection (i.e. lands outside the preliminary design envelope) are not
appropriate for the construction/installation of stormwater management facilities or other related
infrastructure/development.
3. St01mwater management facilities and associated development shonld be located entirely outside
of the protected natural heritage areas (e.g. significant woodlands, wetlands, watercourses) and at
appropriate setbacks as recommended either by the EIS or as required by the CRCA through the
authority's regulation (0. Reg. 148/06). These facilities are considered development/site alteration
as defined by the PPS and the CRCA's 0. Reg. 148/06.
4. There appears to be a minor error on page 37 of the Secondruy Plru1 Repo1t in the first sentence in
the bnllet point. "Provincially Significant Wetlands" should be "Provincially Significant
Woodlands". There are no PSWs present in the stiidy area.
Watercourses
In general, we do not have objections with the recommended watercourse modifications identified in
the EIS on the Setbacks and Proposed Development Envelope drawing (Figure 4) and discussed in the
other documents. While these changes ru·e relatively minor and are likely feasible from a hydrologic
and ecological protection perspective, it is impo1tant to note that there is a regulat01y process that must
occm (e.g. CRCA permit approval, possible review by MNRF and DFO) before these changes are
made.
Staff have had preliminaiy discussions on the viability/feasibility of some of the proposed changes and
are certainly open to additional discussion. However, at this point it is our position that enshrining any
of the proposed changes in the SecondmyPlan and associated Official Plan Amendment and Zoning
Amendment would be pre-matl1re.
5. Currently, the Secondary Plan concept plan, draft Official Plan Schedule and Zoning map m·e all
based on the development envelope post-watercourse alteration. We suggest that this is not
appropriate without the proper hydrologic and ecologic assessment to snpp01t the waterconrse
modifications and obtain CRCA permit approvals.
It may be appropriate to show the proposed alteration in the figures/schedules/maps for general
reference purposes but only if these changes are labeled as "proposed" in a consistent manner.
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Mr. Faurschou (D09"07 & Dl 4-022 ~Brookville Employment Lands)
April 21, 2017

CmTently, the draft zoning amendment schedule ('A') includes an EP area that coincides with the
redirected watercourse route for the tributruy at the no1ihwest of the subject lands. However, the draft
OPA schedule does not.
6. We recommend that either the change not be shown at all and the existing watercourse location be
shown instead, or, that the proposed location be shown and labeled as "proposed watercourse relocation" consistently in all documents.
7. Staff do not support the proposed OPA text found iu Section 4.7.4.4.3 (b) of the draft amendment.
This section implies that multiple changes to watercourses on the subject lands can be made- some
of which the CRCA would not support. For example, "consolidating" a watercourse with another
one is not something we would permit. We recommend this section be deleted altogether as it is
misleading and could cause confusion.
8. We recommend revisions to the proposed Official Plan Amendment text found in Section 4.7.4.4.3
relating to proposed watercourse alterations. Please refer to the attached pdf mark-up showing our
recommended text.
Sto1111water Management
9. We recommend that the Secondary Plan include specific st01mwater management targets for future
development to adhere to directly in the Employment Lands Secondary Plan (e.g. pages 22-23).
10. We recommend standards to ensure water quality of downstream features is protected and that
flood potential is minimized. Specifically, we recommend quantity control at the post=predevelopment runoff level for the 2 through 100-year runoff events and quality control at the
"normal" (i.e. 70% TSS removal) level.
11. We also strongly encourage use of alternative stormwater techniques such as Low Impact
Development (LID) features in a tteatment train approach to help replicate the natmal hydro logic
cycle, promote groundwater recharge and provide improved contaminant removal. Staff are happy
to assist in drafting an applicable policy.
As noted in the natural heritage section, above, stormwater management facilities must not be located
within the areas recommended for protection and their associated setback aieas.
Source Water Protection
The subject lands include areas identified as a Highly Vuhierable Aquifer (HVA) and Significant
Groundwater Recharge Area (SGRA) by the CRCA in a 2011 Assessment Report for the Cataraqui
Source Protection Area. It is inlpo1iant to note that this is not uncommon, as nearly 90 percent of the
entire Cataraqui Region is considered to be within an HVA or SGRA due to underlying soils and
geology (e.g. fractured linlestone).
As mandated by the Clean Water Act, the CRCA's 2012 Source Protection Plan identifies specific
activities that are considered to be drinking water threats within an HVA/SGRA. These activities
include but are not limited to the handling storage of: laige quantities of dense non-aqueous-phase
liquids (DNAPLs), commercial fertilizers and pesticides, liquid fuel, and road salt. It is possible that
uses involving some of these activities may become established within the Employment Lands
Secondary Plan area.
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April 21, 2017

Section 5.5 .1 of the Source Protection Plan states that proposals (through the Planning Act) involving
a risk activity should incorporate measures/management practices to adequately manage the risk to
groundwater associated with the activity.

In order to protect sensitive groundwater areas, it is impmtant that proper consideration be given to the
Source Protection Plan during high"level planning processes such as the adoption of a Secondary Plan
and associated Official Plan Amendments.
12. We recommend that appropriate policy references be included in the Secondaiy Plan and Official
P Ian Amendment text. Specifically, we recommend that a reference to the presence of the
HVA/SGRA within the Secondaiy Plan area be included in the report document (e.g. section 4.4.
of the Secondaiy Plan Repott) and that the Official Plan include a specific policy(ies) consistent
with Section 5.5.l of the Source Protection Plan.
Recommendation
CRCA staff ai·e supportive of the principle and intent of the proposed Employment Lands Secondary
Plan and the associated Official Plan and Zoning By-law Amendments required to implement the Plan.
However, prior to approval, we recommend that the above-noted items (1-12) relating to natural
heritage protection, waterbody protection I natural hazard avoidance, stormwater management,
and source water protection be addressed to the satisfaction of the CRCA.
We recommend deferral of applications D09-07 and D14-022 at this time.
Please infmm this office in writing of any decisions made by the City of Brookville regarding these
applications. If you have any questions, please contact the undersigned at (613) 546-4228 extension
228, or via e-mail at mdakin@crca.ca
Yours trnly,

Michael Dakin
Resource Planner

Attachment:

Draft OPA Section4.7.4.4.3 -CRCA revised text
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Delete sub-section (b)
In Its entirety

Brockvllle Employment Lands Secondary Plan
Off/clal Plan Amendment (Draft)

b. Wateroourses may be deepened aftcllor relocated and consolidated witl=l other
watercourses pro'11'ided that the water"Course feature, 1'18 weH-as the function of
the watercourse, Is malntair 1ed In aeeordaiiee with the directions established
in Broek11ille Employ1iie11t Lands E11vi1011111e11tal l111pact Study, October 2016,
and Fede1·al, Pro11irwlal and Conservation Authority regulations.
c. If any watercourse is to be moved or reliabilltated , it is hitendecHliat tlie
waterco1:1rs0 v.iill be n~const~dentitied ii:i the 6rockvillfj
~p.loyme n t LanG&.€1wironmental Impact St1:1dy, Octeeer 2016 such 1hat tho
form and function of the intermltter:it stream Is retained or enhanced. =FRe
feeeflstruetion of the il'ltermittent stream shall be carefully considered through
a detailed hydrologlcal and h~eelegisal assessmem.Revise to: "If any watercourse Is to be
altered In any way, It Is Intended that such Built Form Policies
changes will be In accordance with the
recommendations of the ... [EIS] ...such that City that:
the form and function of the watercourse ls hall generally be limited to self-contained uses that produce
retained or enhanced. Any such changes are oduct where there is a low probability of fugitive emissions.
subject to a detailed hydrological and
. .
. .
hydrogeologlcal assessment and permissions all be screened such that 1t 1s not v1s1ble from nearby
from applicable Federal, Provincial and
Highway 401, or any Arterial or Collector Roads.
Conservation Authority (I.e. CRCA)
create or potentially create extreme environmental stress as
regulations."
our, noise, and/or vibration emissions, and/or the generation
an or an mg of solid or liquid wastes shall only be considered If they meet
the MOE Guldellnes and an Impact assessment Is submitted that is
satisfactory to the City.
d. For uses that exhibit any or all of the following characteristics, the City shall
be satisfied that the proposed use Is compatible with any nearby uses:
i.
outdoor storage of goods and materials;
ii.
frequent shipment of products and/or materials;
iii.
long production hours and shift operations/unusual hours of operation;
iv. large volumes of traffic at off-peal< hours; and/or
v.
likelihood of nuisances, such as noise, odour, dust, lighting or
vibration.
e. Prior to development or site alteratlon, the City shall be satisfied that
development will meet the relevant MOE Guidelines for land use
compatibility. An appropriate separation distance shall be established
between an Industrial land use and any sensitive land use or for lands
abutting Highway 401 or City Roads and enforced through site plan control.
Specific development requirements may include, but are not limited to:·
i. building orientation, design and setbacks;
ii.
landscaping and screening;
iii.
access controls;
iv.
road improvements and widenings;
v.
restrictions on the range of permitted uses; and
vi.
restrictions on outside storage.
f. Vehicle access shall be oriented such that industry-related traffic Is
discouraged from using local roads where other options may be available.

.--~~~~~___...___~~~~~--.

December 2016
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Jon Faurschou
Jon Faurschou
Monday, September 18, 2017 10:27 AM
'Mike Dakin'
RE: Brockville Employment Lands
20170823125542233.pdf

From:

Sent:
To:
Subject:
Attachments:

Good Morning Michael,
Thank you for your fast reply.
In reply to your comments,
Item 1: Watercourse location.
The location of the water course as shown reflects the potential relocation of the watercourse in order to streamline the
process for approvals for future development under the development-ready program .
In regard to addressing the potential relocation of the stream, as is detailed in the OPA, any relocation would be subject
to studies and approvals from CRCA and other bodies.
Accordingly, there is no need to apply a H-Holding symbo l to the lands which would only serve to add another layer of
complexity and timing for development.
Further, we believe that much of this can be captured through the site plan process.
As you identified, the proposed OPA 4.7.4.4.3 b. reads as follows:

"4.7.4.4.3

Natural Heritage Features and Functions

It shall be the policy of the City that:
b. Notwithstanding the location generally depicted on Schedule 3 to this Plan, if any watercourse is to be
altered in any way, it is intended that such changes will be in accordance with the recommendations of the
Brockville Employment Lands Environmental Impact Study, October 2016 such that the form and function of
the watercourse is retained or enhanced. Any such changes will not require an Official Plan Amendment;
however, they shall be subject to a detailed hydrological and hydrogeological assessment and permissions
from applicable Federal, Provincial, and Conservation Authority regulations, which will be implemented
through Site Plan Control."
Item 2: Size of Open Space adjacent to the former landfi ll
The change in the area of the Open Space lands reflects the actual boundary of the landfill area .
See below and see the attached page 2 drawing corresponding with the following rationale.
1. The buffer area north of the pipeline was reduced in 2012 and can be removed from t he plan (area shown in blue
on attached plan).
2.
The buffer area south of the pipeline, north of Parkedale is what is currently under review by the MOECC (red
hatch on attached plan).
3.
The area shown south of Parkedale and hatched in "Black" on the attached plan is actually a Contaminant
Attenuation Zone Boundary which ca n't be removed from the property. However, Peter is of the opinion that this area
could be developed, just not with utilizing the groundwater, must be municipal services.
Item 3: I have made the changes to OPA 4.7.4.4.3(b)c.
I will ca ll you shortly.
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Jonathan

From: Mike Dakin [mailto:MDakin@crca .ca ]

Sent: Friday, September 15, 2017 3:34 PM
To: Jon Faurschou

Subject: RE: Brockville Employment Lands
Hi Jonatha n,
Further to my voice message, I came across a few it ems as I've completed our review of the latest OPA and ZBA drafts.
•

•

•

The latest draft zo ning amendment and Officia l Plan amendment schedu les contin ue to show the proposed realignment of the northwest watercourse (EP and Open Space area associated with watercourse is shifted along
the west side of the lot (15?) rather than through the middle of the lot - where watercourse lies currently). Our
preference wo uld be to either shown t he EP/Ope n Space zone/designation line up with the watercourse as is. As
an alternative, maybe an H symbol cou ld be added to the area of EP-5 where the watercourse alteration is
proposed. The H-symbol co uld speak to the need for the study/assessment identified in the draft OPA policy
4.7.4.4.3 (b).
The latest zoning and OP amendment schedu les show a reduced EP/Open Space area north of Parkedale Ave,
adjacent to the fo rmer landfill. The origina l draft schedules captured the full extent of the area to be protected
(wood land/wetlands) per the EIS with appropriate EP and Open Space zoning/designations. We question why
the change has been made and t he EP/Open Space area has been reduced.
Sectio n 4.7.4.4.3 (3) speaks to CRCA requirements for Golden-W inged Warbler habitat. Please note the CRCA
does not implement/manage species-at-risk legislation. This species is currently identified as "Special Concern"
by MNRF, and so, we recommend that the text in policy 4.7.4.4.3 (3) be revised to:." .... in accordance with
applicable requirements of the Ministry of Natural Resources and Forestry...."

Al l of our other previous comments have been addressed to our satisfaction.
Thanks for circu lating t he latest draft documents. Let me know if you wa nt to discuss. I will be in Monday morning.
Mike

®

Michael Dakin
Resource Planner

Cataraqui Region Conservation Authority
Visit us on the Web: www.crca.ca

From: Jon Faurschou [ma ilto:jfaurschou@brockville.com]
Sent: Thu rsday, September 14, 2017 4:02 PM
To: Mike Dakin <MDakin@crca.ca>
Subject: Brockville Employment Lands
Good Afternoon Michael,
I left a message on you r syste m a few minutes ago.
Could you give me a cal l tomorrow morning about the for-going documents?
Thank you,
Jonathan
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9. ?~"· me1-;;. -;::pp
Planner I (Senior)
City of Brockville
P.O. Box 5000
Brockville, Ontario
K6V 7A5
Fax (613) 498-2793
Tel (613) 342-8772, ext 4449

This email and any files transmitted with it are confidential and intended solely for the use of the individual or
entity to whom they are addressed. If you have received this email in error please notify the system manager.
This message contains confidential information and is intended only for the individual named. If you are not the
named addressee you should not disseminate, distribute or copy this e-mail. Please notify the sender
immediately by e-mail if you have received this e-mail by mistake and delete this e-mail from your system. If
you are not the intended recipient you are notified that disclosing, copying, distributing or taking any action in
reliance on the contents of this inf01mation is strictly prohibited. All emails are subject to verification by the
City of Brockville and may be reviewed if required by the I.T.S Department. If you have a question regarding
privacy please contact its@brockville.com
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Jon Faurschou
Mike Dakin <MDakin@crca.ca>
Monday, September 18, 2017 10:40 AM
Jon Faurschou
Employment Lands - OPA & ZBLA - CRCA Final Comments

From:
Sent:

To:
Subject:

Jonathan,
I am writing to confirm that the CRCA's comme nts regarding proposed Official Plan amendment 009-07 and Zoning
amendment 014-022 (Employment Lands) provided to the City of Brockville in a letter dated April 21, 2017 and email
correspondence dated September 1, 2017 and September 15, 2017 have now been addressed to the satisfaction of
CRCA staff.
Thank you for consulting with our office througho ut this process. Please provide our office with copies of any decisions
made by the City regarding these files.
Best regards,
Mike

Michael Dakin
Resource Planner

Cataraqui Region Conservation Authority
1641 Perth Road, PO Box 160, Glenburnie ON, KOH 150
Phone: (613) 546-4228 ext. 228 - Fax: (613) 547-6474
Toll Free for Area code (613): 1-877-956-2722
Visit us on the web: www.crca.ca
www.cleanwatercataraqui.ca
www.cataraquitrail.ca
Follow us on:
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Trans-Northern II
Trans-Nord
OPERATOR OF ALBERTA PRODUCTS PIPE LINE

wwatt@tnpi.ca
2017-05-12
Mr. D. Dick, CPA, CA
Acting Director of Planning
Planning Department
City of Brockville
1 King Street West, P.O. Box 5000
Brockville, Ontario K6V 7A5
Via email to: ddick@brockville.com
Dear Mr. Dick:
New Employment Area Review - Draft Secondary Plan
Proposed Official Plan and Zoning By-law Amendments, Files 009-07 and 014-022
Lands West of Stewart Boulevard Between Parkdale Ave and Victoria Road
TNPI Ref.: MP-27, R/W-13 to -16

Trans-Northern has examined recent reports on the subject proposal, including comments from recent
public meetings.

I confirm that the right of way for Trans-Northern's petroleum products transmission

pipeline crosses the study area in a generally northeast-southwest direction, roughly bisecting it. As
indicated in the Golder Associates drawing " Setbacks and Proposed Development Envelope" the pipeline
lies more or less at the south limit of the development envelope.
As its pipeline has proven compatible with most forms of suitably-designed development, TransNorthern does not object in principle to the new designation or zoning of the subject lands. These
comments are intended to help ensure awareness of the presence of the pipeline and of the safety rules
applicable to development nearby. The rules are contained in Section 112 of the National Energy Board
Act and the related Damage Prevention Regulations (information leaflets attached) .
According to the Golder Associates drawing, the pipeline is situated at the boundary between the
developable envelope and significant woodlands or unevaluated wetlands. The concept proposes that
certain watercourses be re-routed to lie parallel to the pipeline right of way. The pipeline right of way
will come to lie within the proposed watercourse and wetland buffers.

.../2
TORONTO

CALGARY

310-45 Vogel! Road
Richmon d Hill ON L4B 3P6

Calgary AB T2E 8M5

TEL (905 )770-3353
FAX (905) 770-8675

TEL(403) 476-1645
FAX (403) 250-1298

2140 Pegasus Way N.E.
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2

Trans-Northern's pipe line is operated in the public convenience and necessity. Trans-Northern would
therefore ask that policies under future land use designations and zon ing recognize its need and right to
operate, monitor, inspect, maintain, repair or replace the pipeline.
Trans-Northern would ask that the re-routing of watercourses not reduce accessibility of the pipeline
right of way. Access to the right of way from the road network within the developed lands would help
minimize disturbance of the significant woodlands and associated wetlands in the event preventive
maintenance works were required along t he right of way. Trans-Northern would fu rt her request that
its need to maintain clear access along t he right of way for pipeline monitoring and inspection be
recognized in policies under the proposed land use designations and zoning.
Trans-Northern would hope to have the opportunity to comment on future development proposals and
site plans involving lands within the 30-metre prescribed area around its pipeline to help ensure that all
development works near the pipeline may be designed and implemented safely in accordance with the
NEB Act and Damage Prevention Regulations.
As always, Trans-Northern appreciates this opportunity to part icipate in the land use planning process.
Yours very truly,

l-(
Walter H. Wat t
Property Administrator
WHW/ww
c.c.

Mr. J. Faurschou, MCIP, RPP, Planner I, jfaurschou@brockville.com
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National Energy
Board

Off ice national
de l'energie

Pipeline Damage Prevention
Ground Disturbance, Construction and Vehicle Crossings

June 2016
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