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Attachment No. 1 - Comment Response Table  
Official Plan Amendment (File No. 2/2022) & Zoning By-law Amendment (File No. ZCA-05/2022) 

39 Arthur Street North, Elmira (39A Holdings Ltd.) 
 

 COMMENT RESPONSE 

Township Planning (April 27, 2022) 

A Clarify the proposed traffic due to the proposed development. The report states an average of one truck 
per hour during regular daytime hours, but given the number of trailers proposed to be parked on site, how 
was that number derived? 

The numbers are based on the traffic flow of 
trailers parked at other similar facilities 
owned by the applicant. The yard is expected 
to contain approximately 100 trailers at 
maximum capacity. The average movement 
is approximately 10% of stored volume per 
day. This translates to roughly one 
trailer/hour. The lot is designed for all trailers 
to be accessible so there is limited 
requirement for shuffling of trailers. 

B The Township is seeking a peer review of the D-4 report as provided and will provide those comments once 
obtained, however staff have the following questions: 

A revised Guideline D-4 Study has been 
submitted (dated September 7, 2022). 

 a. Confirm what percentage of the lands are zoned and used for industrial purposes and are encumbered 
by the landfill versus the area proposed. 

The parking area is proposed only on the 
former landfill waste footprint. 

 b. Verify how the boundaries of the landfill were determined and if the methods provide an accurate 
boundary. 

Historical air photos were used to determine 
the approximate location. This was confirmed 
in the field with an extensive borehole drilling 
and test pitting program as part of the Phase 
Two ESA and D-4 study. A topographic and 
legal survey tied in the outline. 

 c. Will the construction of the parking lot have any impact on the landfill in any way to increase methane 
or leaching from the site? How would this be monitored and ensured? 

The parking lot will not impact the landfill. 
Refer to the D-4 study and MECP comments. 
Methane gas monitoring, boreholes and test 
pits confirmed that over the past 52 years the 
waste has virtually exhausted its ability to 
generate significant methane gas. The waste 
and cap will not be disturbed by the gravel 
parking lot which being permeable will allow 
the escape of any residual landfill gas. A 
monitoring program with contingency plans 
has been included in the D-4 study. 

 d. Will the removal of the trees impact the landfill? Removal of trees will not impact the landfill. 
The only significant tree removals are on the 
landfill footprint and mostly consist of 
invasive species that have grown up since 
the landfill was closed. The removal of trees 
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will help maintain the landfill cap as it can be 
disrupted by tree roots. 

 e. Section 2.2 of the report refers to Section 5.5.2 but Township staff is unclear how/if Section 5.5.2 has 
been met. 

Section 5.5.2 of the Guideline refers to 
landfill sites with active leachate collection 
and active methane gas collection systems. 
The landfill has never had a leachate 
collection system and the landfill gas 
collection system was decommissioned 
approximately 20 years ago. The section 
does not apply. The MECP has also 
indicated they have no concerns with the 
proposal. 

 f. Why is only one year of monitoring proposed? To ensure the health of the workers and those of the 
surrounding area, consideration should be given to more regular and on-going monitoring to ensure 
safe operations can take place. 

The monitoring program outlined in the D-4 
report is for the first year. A report will be 
prepared with the results including 
conclusions and recommendations. 
Additional monitoring may be recommended. 
The report will be submitted to the MECP, 
Township, and other regulatory agencies for 
comment. It will also be publicly available 
through the Township. 

 g. If methane levels are high at GP2-15, but ‘not likely’ from the landfill, what other source is there and 
what actions should be taken to address safety in that area? 

GP2-15 is not in the area of this application. 
It is not in the landfill waste footprint. The 
issue appears confined near the driveway 
onto Arthur Street North. The owner is 
currently investigating the issue which does 
not appear to be related to landfill waste but 
potentially related to former land uses on the 
area of the property near Arthur Street North. 
These could be the former gas station and/or 
auto repair shop. The owner will update the 
Township once the issue is resolved but it is 
unrelated to the current application. It does 
not impact the proposed parking area which 
has been well studied. 

 h. Some comments from GHD have been provided in the attached e-mail “39A Arthur St N – land fill and 
proposed land to be dedicated to the Township”, and as noted in Development Engineering comments, 
a response is requested. 

Comment responses have been provided 
and included in the revised D-4 report 
prepared following the receipt of the GHD 
peer review comments. 

C 
 

If approved, the development will be subject to site plan approval and required to meet Township’s 
Landscape and Design Guidelines. 

Noted. 
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D Tree replacement of 1:1 for any trees lost would be in addition to any required plantings as part of the site 
plan. 

Noted. Details of the quantity/location of 
replacement trees will be determined at the 
site plan stage. The approximate location of 
replacement trees have been illustrated on 
the ‘Final Restoration Planting Plan Concept’ 
prepared by Natural Resource Solutions Inc. 
(NRSI) included under separate cover (dated 
July 20, 2022).  

E At the time of site plan approval, the Township would seek to acquire the rear lands over the water line. These 
lands would need to be provided with documentation acknowledging that any landfill material has been 
removed, the lands are clean, and the lands are free and clear of any encumbrances. 

Noted. The conveyed lands will be free of 
landfill material and clear of any 
encumbrances. As required by the MECP 
and in accordance with Ontario Regulation 
153/04, a Record of Site Condition will be 
filed for the parkland land use at the time of 
conveyance. 

F Please provide the flood line in a CAD or ESR Shapefile format for the Township to use in any associated 
zoning mapping. 

The flood line has been surveyed by an 
Ontario Land Surveyor (OLS) and will be 
provided to the Township in a CAD and/or 
ESRI Shapefile format. 

G Please provide the $10,000 dollar deposit for the Township to retain a Peer Review of the D-4 Study. Deposit has been paid. The peer review has 
been completed by GHD on behalf of the 
Township and the comments have been 
addressed in the revised Guideline D-4 Study 
(dated September 7, 2022). 

Township Development Engineering (April 27, 2022) 

1 The Township had their consultant GHD, who was conducting the methane gas monitoring program on the 
subject property, review the Guideline D-4 Study and provided comments (see attached e-mail from Jared 
Puppe dated March 3, 2022 with GHD comments dated March 2, 2022). The GHD comments will need to 
be addressed in a revised Guideline D-4 Study. 

R.J. Burnside & Associates has provided a 
detailed response letter to the D-4 Study 
peer review comments (dated August 16, 
2022) included under separate cover. A 
revised Guideline D-4 Study has been 
submitted (dated September 7, 2022).  

2 The Township will require the applicant to remediate the lands along the easterly boundary which is 
identified as a 12.25 metres wide Block in the Functional Servicing Report and, convey this Block to the 
Township free and clear. 

Noted. The conveyed lands will be free of 
landfill materials and clear of any 
encumbrances. As required by the MECP 
and in accordance with Ontario Regulation 
153/04, a Record of Site Condition will be 
filed for parkland land use at the time of 
conveyance. 

3 The 12.25 metre wide Block that will be conveyed to the Township requires a Record of Site Condition for 
Parkland lands filed in accordance with Ontario Regulation 153/04 prior to the lands being conveyed to the 
Township. 

Noted. As required by the MECP and in 
accordance with Ontario Regulation 153/04, 
a Record of Site Condition will be filed for 
parkland land use at the time of conveyance. 



October 18, 2022     

4 
 

 COMMENT RESPONSE 

4 Any comments provided by MECP from their review of the documents submitted to them as part of this 
application, will need to be addressed as a condition of the OP and ZC. 

Noted. 

5 The Functional Servicing Study which includes the preliminary stormwater management design identifies 
the expanded parking areas as being a gravel surface. The site plan agreement and zoning will need to 
ensure that the parking lot expansion remains in gravel and that if the applicant wanted to pave the parking 
area a revised stormwater management report will be required. 

Noted. 

6 The Site Plan process will address additional development engineering requirements based on approvals 
that maybe granted through this process. 

Noted. 

7 The Township does not require a cul-de-sac at the westerly end of High Street. Noted. No cul-de-sac is proposed. 

8 The Township does not support an access to High Street in the absence of a cul-de-sac, it is unclear why 
access to High Street would be required by the applicant. Therefore this item could be addressed through 
the site plan process. 

Noted. No access to High Street is proposed. 

9 There is an existing drainage ditch along the north and easterly limits of the property that is to be maintained 
and is not to be negatively impacted by the proposed parking lot expansion. This will be addressed at Site 
Plan stage.  

Noted. The stormwater management (SWM) 
report shows no alteration and the continued 
maintenance of these ditches. 

Region of Waterloo (April 20, 2022) 

 Regional staff has reviewed the application in light of the policies of the ROP, the Growth Plan for the 
Greater Golden Horseshoe and the Provincial Policy Statement and has the following comments: 

 

 Site Contamination 
 
The Phase Two Environmental Site Assessment submitted with the application confirms that the subject 
property is a known contaminated site. A Record of Site Condition (RSC) is therefore normally required in 
accordance with the Region’s “Implementation Guidelines for the Review of Development Applications On 
or Adjacent to Known and Potentially Contaminated Site” for zoning by-law amendment applications to add 
a non-sensitive use on sites with known contamination on site. 
 
Footnote 3 of the Guideline permits staff to use some discretion in determining whether a RSC is required 
for properties outside of Wellhead Protection Areas where the proposed land use change/addition is similar 
in nature to the existing uses on the site. 
 
Therefore, staff does not require an RSC for this application, however, the application should be advised 
that one may still be required for any future development proposals for this site in accordance with Ontario 
Regulation 153/04 and/or the Region’s Guideline.  
 
Staff are also supportive of the recommendations found in “Guideline D-4 Study” prepared by R.J. Burnside 
(dated December 23, 2021) regarding conditions to ensure the health and safety of surface users and the 
protection of the environment, including: 

• The parking lot can be constructed of gravel; 

• The parking lot is to be used for parking of trucks and trailers with no buildings or on-ground storage; 
and 

 
 
Noted. MECP comments have been taken 
into consideration and the Guideline D-4 
Study has been revised (dated September 7, 
2022) following a peer review. A Record of 
Site Condition will be filed for the parkland 
land use for the lands conveyed to the 
Township. 
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• Quarterly monitoring for one year of the gas probes, monitoring wells and surficial soils for the 
presence of methane after the parking lot construction. The results should be reviewed after each 
sampling event and the monitoring program amended, if required, based on the criteria outlined in 
the report.  

• Comments from the Ministry of the Environment, Conservation and Parks (MECP) following their 
review of the draft D-4 report and related environmental assessment reports should be taken into 
consideration during construction of the parking lot expansion. 

 Stormwater Management & Site Grading 
 
Regional staff have undertaken review of the Functional Servicing and Stormwater Management Report 
revised dated December 21, 2021 authored by R.J. Burnside and Associates Limited and generally concur 
with the findings and recommendations.  
 
The site must be constructed and graded in accordance with the approved plans and Storm Water 
Management Report, and the storm water management features maintained in accordance with the 
suppliers and report’s recommendations. The Regional Road allowance must be restored to the satisfaction 
of the Regional Municipality of Waterloo. A Region of Waterloo Work Permit must be obtained from the 
Region of Waterloo prior to commencing construction within the Region’s right of way. In this regard, please 
visit http://rmow.permitcentral.ca/ for further guidance.  
 
This will be deferred to Site Plan Application Stage. 

 
 
Noted. 
 
 
 
 
 
 
 
 

 General Comments  
 
Any issuance of a building permit for future development on this property will be subject to provisions of 
Regional Development Charge By-law 19-037 or any successor thereof. 

 
 
Noted. No buildings are proposed. 

Grand River Conservation Authority (March 31, 2022) 

 The Grand River Conservation Authority (GRCA) provided initial comments on March 31, 2022. A detailed response was prepared by R.J. 
Burnside & Associates (dated August 17, 
2022) which is attached under separate 
cover. The response package has been 
attached under separate cover and includes 
a survey of the delineated Regional 
floodplain as requested by the GRCA.  

Grand River Conservation Authority (August 30, 2022) 

 It is our understanding that the applicant is proposing to amend the Township’s Official Plan and Zoning By-
law to facilitate the expansion of the existing gravel parking lot to the east to permit additional storage and 
parking of transport trucks and trailers. Based on our review of the submitted materials, GRCAs previous 
comments, dated March 31, 2022, have been addressed satisfactorily. As per our previous comments, we 
recommend that the recommendations in the EIS should be fully implemented. 
 
 

Noted. 

http://rmow.permitcentral.ca/
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 The GRCA requests that the following be addressed as part of a future Site Plan Application.  

1 Bioretention Facility Design: 
a. We note that an imperviousness of 42% and runoff coefficient of 0.5 has been used for the gravel 

parking area for both quantity and quality control measures. This could be increased to reflect any future 
paving of the parking lot. 

b. Please label the location of the 190mm orifice plate proposed and provide a detail. 
c. Is an emergency overflow weird proposed from the bioretention facility towards Canagagigue Creek in 

case of blockage of the orifice plate? Please provide details. 
d. Please clarify if the intention is to infiltrate any drainage or utilize the underdrain to discharge filtered 

runoff to the outlet. Given the former landfill designation of the site and the proposed use, we would 
support not having infiltration measures on the property and recommend the use of an impermeable 
liner. 

e. Please show seasonal high groundwater elevation on the bioretention facility detail based on spring 
readings from MW5 and MW11. 

Noted. To be addressed as part of the Site 
Plan application process and/or detailed 
design. 

2 Outlet details 
a. Sizing calculations and a corresponding label for scour protection at the outlet from the bioretention 

facility. 

Noted. To be addressed as part of the Site 
Plan application process and/or detailed 
design. 

3 Stamped Grading, ESC and SWM Details plans for review. Noted. To be addressed as part of the Site 
Plan application process and/or detailed 
design. 

4 The GRCA has the following Advisory Comments 
 
EIS Section 7.5 Inducted Impacts, snow ploughing/storage and periodic maintenance of the gravel parking 
area has the potential to degrade and erode. Additional details should be identified for snow ploughing and 
storage to ensure the proposed bio-swale functions as designed. 

Noted. To be addressed as part of the Site 
Plan application process and/or detailed 
design. 

 Please be advised that any future development within the GRCA regulated area requires prior permission 
from the GRCA in the form of a permit pursuant to Ontario Regulation 150/06. 

Noted. 

Ministry of the Environment, Conservation and Parks (April 25, 2022) 

 E-mail from Esther Wearing (Senior Environmental Officer): 
 

Here are the comments provided by our District Engineer, Jennifer Volpato. 
 
Hi Esther, as per our discussion this morning, I have taken a quick look at what has been proposed 
i.e., converting a portion of the historical landfill site to a gravel parking lot. Provided that the parking 
lot remains gravel, no structures are constructed on the property (including sheds etc.) and that the 
methane monitoring as proposed is completed and no issues are identified, I see no major issues or 
concerns from the ministry’s perspective at this time. Should the historical landfill site or portions of 
the historical landfill site be redeveloped for more sensitive uses, i.e. residential/ parkland use an 
RSC will be required. Although methane is not specifically identified as a contaminant of concern 
under Ontario Regulation 153/04 (as amended), the potential methane issue as a potential physical 
hazard would still need to be addressed by the Qualified Person. 
 

 
 
Noted. A RSC is not required or being sought 
for this property except for the portion outside 
of the landfill footprint on the east side of the 
site, to be conveyed to the Township for use 
as a parkland corridor between the Kissing 
Bridge Trail to the north and Bolender Park to 
the south.  
 
An RSC for parkland land use will be filed 
prior to conveyance. 
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In the event that an RSC is being sought for this property or portions of this property in the future, it 
is recommended that the Qualified Person contact the Guelph District Office to discuss this filing 
prior to it being initiated. 

 


