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October 18, 2022 File No. 20258 

Township of Woolwich 

24 Church Street West 

Elmira, ON N3B 2Z6 

 

(via e-mail) 

Attn: Jeremy Vink, MCIP, RPP 

 Manager of Planning 

Re: Revised Submission 

 39 Arthur Street North, Elmira 
 Official Plan Amendment (File No. 2/2022) and Zone Change (File No. 5/2022) 

Dear Mr. Vink: 

Background 

As you are aware, GSP Group (“GSP”) is the land use planning consultant for 39A Holdings Ltd., 

landowner of the property municipally known as 39 Arthur Street North, Elmira (“Site”). Applications 

for Official Plan Amendment (File No. 2-2022) and Zoning By-law Amendment (File No. 5/2022) were 

submitted to the Township of Woolwich on February 2, 2022 to facilitate an expansion to the existing 

gravel parking lot on Site. It is noted that the Site is the location of the former Bolender Landfill and 

the western portion of the Site which overlies a portion of the former landfill is currently used for the 

storage of transport trucks/trailers. The proposed development involves the expansion of the existing 

gravel parking lot to the east over the remaining portion of the landfill, and conveyance of a parcel of 

parkland at the east side of the Site to the Township to connect Kissing Bridge Trail to Bolender Park. 

In support of the noted applications, the following reports/studies were submitted: 

• Planning Justification Report – GSP (January 2022); 

• Archaeological Assessment – Lincoln Environmental Consulting Corp. (August 2021); 

• Functional Servicing and Stormwater Management Report – R.J. Burnside & Associates 

Limited (December 2021); 

• Geotechnical Report – CMT Engineering (October 25, 2021); 

• Guideline D-6 Compatibility Study – R.J. Burnside & Associates Limited (October 2021); 

• Guideline D-4 Study – R.J. Burnside & Associates Limited (December 23, 2021); 

• Phase One Environmental Site Assessment – R.J. Burnside & Associates Limited 

(October 21, 2021); 

• Phase Two Environmental Site Assessment – R.J. Burnside & Associates Limited 

(November 5, 2021); 
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• Environmental Impact Study – Natural Resource Solutions Inc. (January 2022); and, 

• Tree Preservation Plan – Natural Resource Solutions Inc. (January 2022). 

Following submission of the application, a virtual public meeting was held on April 11, 2022 to respond 

to questions of Council of the Township of Woolwich and the general public. At the public meeting, 

various comments/concerns were raised related to: 

• Impacts from the proposed development to Bolender Park and the Kissing Bridge Trailway; 

• Removal of trees to accommodate the proposed development; 

• Previous landfill use and the methane gas levels; and, 

• Traffic and noise associated with the proposed development. 

Further, comments were received from various agencies/departments, including: 

• Township of Woolwich; 

• Ministry of Environment, Conservation, and Parks (“MECP”); 

• Region of Waterloo; and, 

• Grand River Conservation Authority (“GRCA”). 

It is noted that the GRCA requested additional information be provided to support the application, 

including a site-specific topographic survey of the property delineating the existing floodplain. R.J. 

Burnside & Associates Limited (“Burnside”) retained an Ontario Land Surveyor to complete a 

topographic survey to confirm the floodline and the GRCA has confirmed that all comments have been 

addressed satisfactorily. As such, the Official Plan Schedule and Zoning By-law Amendment Schedule 

have been revised to align the requested amendments to the floodline mapping approved by the 

GRCA.  

To address the various agency and public comments, a comment response matrix (Attachment No. 1) 

and the following revised submission materials have been attached under separate cover: 

• Official Plan Amendment Schedule – GSP (August 2022); 

• Zoning By-law Amendment Schedule – GSP (August 2022); 

• Concept Plan for Proposed Development – GSP (August 15, 2022); 

• Response to D-4 Study Peer Review Comments – Burnside (August 16, 2022); 

• Guideline D-4 Study – Burnside (revised September 7, 2022); and, 

• Phase Two Environmental Site Assessment – Burnside (revised September 9, 2022). 

 

Further, to address concerns related to tree removals on the Site and visual impacts from Bolender 

Park, the following graphics have been provided: 

• Bolender Park – Before and After Proposed Development – GSP (August 2022); 

• Final Restoration Plan Planting Plan Concept – NRSI (July 20, 2022); and, 

• Restoration Planting Plan Draft – NRSI (August 23, 2022).  
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Council/Public Comments 

As previously noted, various comments were received from Council and the general public at the 

April 11, 2022 public meeting related to: 

• Impacts from the proposed development to Bolender Park and the Kissing Bridge Trailway; 

• Removal of trees to accommodate the proposed development; 

• Previous landfill use and the methane gas levels; and, 

• Traffic and noise associated with the proposed development. 

To provide further information to Council of the Township of Woolwich and the public, the following 

section includes further details/clarification on each of the items noted above, in consultation with 

Burnside.  

Impacts from the Proposed Development to Bolender Park/Kissing Bridge Trailway 

The overall area of Bolender Park is proposed to be increased through the proposed development 

through the conveyance of a ~12-metre-wide strip of land along the eastern portion of the Site. This 

strip of land is currently used by residents as an informal trail connection between Bolender Park and 

the Kissing Bridge Trailway. Through the proposed development, the linkage will be formally 

incorporated into the Township’s parkland inventory through the conveyance and accessible to the 

public for use. 

It is noted that the proposed parking lot expansion will be limited to the footprint of the former Bolender 

Landfill and will not impact the existing tree screen between the proposed development and Bolender 

Park. Further, new trees are proposed to be planted within this buffer area to positively enhance the 

number of trees adjacent to the park. A rendering illustrating the view from Bolender Park before and 

after development has been provided under separate cover. 

As demonstrated in the D-4 Study and Phase Two ESA prepared by Burnside, there will be no impacts 

to the park from landfill contaminants or methane. 

Removal of Trees to Accommodate Proposed Development  

As noted, the tree screen between the landfill and Bolender Park will remain and be enhanced with 

additional tree plantings. The trees proposed to be removed to accommodate the proposed 

development are predominantly within the footprint of the landfill, with the exception of dead/damaged 

trees. The existing trees atop the landfill are predominantly invasive species that have grown since 

the landfill closed. It is noted that upon closure of the landfill, a soil cap was placed atop the remaining 

landfill debris in accordance with MECP landfill closure requirement to limit impacts to the environment. 

The trees growing on top of the landfill could compromise the cap and would need to be removed, 

regardless of the proposed development. 
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There is an existing butternut tree on the Site, which will be retained and has been evaluated as part 

of the Environmental Impact Study and Tree Protection Plans provided by NSRI. A Final Restoration 

Planting Plan Concept has been prepared by NSRI to demonstrate the trees to be removed, trees to 

be replanted, and the location of the butternut tree. 

Previous Landfill Use and Methane Gas 

Low levels of methane gas have been detected in the landfill materials from the decomposition of 

putrescible domestic waste. Methane gas generation declines over time as the waste decomposes. 

The landfill closed in 1969 over 50 years ago. Typically, the MECP considers that the 25 years after 

closure landfill gas generation is minimal. 

The current gravel parking lot on the west side of the property is also over waste and has been in use 

for decades without an issue. 

The D-4 Study (Land Use on or Near Landfills and Dumps) was peer reviewed and updated. The study 

shows no significant impacts from methane are expected from the expansion of the gravel parking lot 

for truck trailer parking over the eastern portion of the waste footprint in a similar fashion as the existing 

gravel parking lot over the western portion of the waste footprint. The D-4 Study and a recent study 

conducted on behalf of the Township indicated no significant concerns for methane gas impacts 

beyond the Site. 

A Phase Two ESA was conducted to evaluate the soil and groundwater on the Site including the 

groundwater migrating between the landfill and the creek. The results met the applicable MECP 

standards and indicated that there was no evidence of a significant off-Site impact and no significant 

potential for an impact from the parking lot expansion.  

The MECP reviewed the Phase Two ESA and D-4 Study and indicated they have no concerns with 

the proposed expansion of the parking lot over the eastern portion of the landfill. 

Traffic and Noise from Proposed Development 

The property is currently zoned to permit an automotive scrap yard, which is proposed to be removed 

to limit the potential conflicts with surrounding property owners. The use of the property for 

parking/storage of transport trucks is a low traffic business. Other trailer parking lots operated by the 

property owner have traffic in the order of 10% of the parked trailers moving per day. This translates 

to an average of approximately one movement per hour. Each trailer is parking parked in a directly 

accessible parking spot so there is a minimal internal movement. Further, it is noted that traffic from 

the Site occurs during the daytime with low speeds and is fully compliant with the Noise By-law.  
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We trust this provides you with adequate information to advance the application to Council for a 

decision. If you have any questions or require any further information, please do not hesitate to reach 

out to myself or Amanda Stellings of this office. 

Sincerely, 

GSP Group Inc. 

 

 

Hugh Handy, MCIP, RPP 

Vice President 

 

cc Robert Shapero, 39A Holdings Ltd. 

 Jim Walls, R.J. Burnside & Associates Limited 

 Nathan Miller, Natural Resource Solutions Inc. 


