




































7.0 Supporting Sub-Consultant 
Studies 

 
A Pre-Application Consultation (PAC) Meeting 

occurred on January 13, 2021, which identified the 

most up-to-date submission requirements for a 

Zoning By-Law Amendment and a Regional Official 

Plan Amendment. The Meeting was attended by 

staff from the Lake Simcoe Region Conservation 

Authority, Region of Durham, and Town of 

Uxbridge. Each of the identified authorities provided 

PAC Checklists under separate covers to the 

applicant which acknowledged and updated the 

2017 Checklists from prior meetings.  

 

Weston reviewed the 2021 and 2017 PAC 

Checklists and submitted a letter dated November 

24, 2021 which opined that an application for a 

Zoning By-Law Amendment accompanied by the 

reports/studies listed below would constitute a 

Complete Application under the Planning Act: 

 

 Planning Justification Report; 

 Environmental Impact Study; 

 Traffic Impact Study; 

 Phase 1 ESA; 

 Hydrogeological Report and Water Balance 

Study; and, 

 Agricultural Impact Assessment (MDS II 

Report).  

7.1 Environmental Impact 

Study 
 
 

Birks Natural Heritage Consultants Inc. prepared an 

Environmental Impact Study (EIS) to identify 

significant natural heritage features that are present 

within or adjacent to the existing soil mixing area, to 

evaluate the potential impacts on any identified 

features, and recommend mitigation measures. The 

EIS identified Provincially Significant Wetland, 

Significant Woodlands, Significant Wildlife Habitat, 

and Fish Habitat within the Subject Property. 

However, it is noted that these features were 

identified adjacent to the existing soil mixing area. 

Furthermore, it was concluded that implementation 

of the mitigation measures as detailed in the EIS 

and the Restoration Plan and Edge Management 

Plan as presented in Figure 4 of the noted report 

will “allow the continued functioning of the soil 

mixing facility in a manner that maintains the natural 

heritage present in the area and, where necessary, 

to reverse impacts that may have occurred prior to 

this assessment. Provided the mitigation measures 

recommended in this report are undertaken, the 

continued operation of the soil mixing facility will not 

impact any identified features negatively.”
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7.2 Traffic Impact Study 
 

CGE Transportation Consulting was retained to 

conduct a Traffic Impact Study (TIS) in support of 

the proposed application. The purpose of the study 

is to determine any impacts resulting from the 

importing/exporting of raw materials and finished 

products to/from the existing business on local 

traffic volumes. Utilizing pre-pandemic traffic 

volume and turning movement data at the Sandford 

Road and Concession 4 intersection, the TIS 

concluded that the low site traffic generated by the 

existing operation can be accommodated by the 

existing transportation network without any roadway 

improvements. The study also recommended that 

signage be provided warning of both the laneway 

entrance location and the presence of trucks 

entering/exiting the laneway to Concession Road 4. 

 

          7.3 Phase 1 ESA 
  

Sirati & Partners Consultants Inc. was retained to 

prepare a Phase 1 ESA in support of the proposed 

application. The purpose of the study was to 

provide a preliminary determination on the 

likelihood that one or more contaminants have 

affected the Subject Property. Two areas of 

potential environmental concern (APECs) were 

identified within the study area, specifically the 

“Importation of Fill Material of Unknown Quality” and 

“Pesticides (including Herbicides, Fungicides and 

Anti-Fouling Agents) Manufacturing, Processing, 

Bulk Storage and Large-Scale Applications.” The 

study recommends a Phase 2 ESA be conducted to 

investigate the noted APECs.  

7.4 Hydrogeological Study 

and Water Balance Study 
  
A Hydrogeological Study was conducted by Sirai & 

Partners Consultants Inc. in support of the 

proposed application. The objective of the study is 

to present the existing hydrogeological conditions of 

the Subject Property and assess the groundwater 

quality within the boundaries of the existing soil 

mixing area. 

 

The study determined that an assessment of 

groundwater dewatering due to construction and a 

Water Balance Study were not applicable/required 

at this stage as no construction/development is 

being proposed through the proposed application. 

Through the analysis, it was inferred that the 

direction of groundwater flow is in a south-westerly 

direction, similar to the ground sloping direction. An 

assessment of groundwater quality indicated a 

parameter exceedance (Total Suspended Solids) in 

comparison to guideline values per the York Region 

Storm Sewer Use By-Law. Mitigation of this 

exceedance will be considered through the 

accompanying Grading Plan and Erosion and 

Sediment Control Plan.
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7.5 Agricultural Impact Study (MDS II 
Report) 

 
Colville Consulting Inc. was originally retained to 

conduct an Agricultural Impact Study; however, 

after further investigation it was determined that 

such a study is specific to non-agricultural 

development and thus not required per our position 

that the existing use is an agriculture-related use. 

Accordingly, Colville focused its efforts in 

conducting an analysis of the use against the 

Minimum Distance Separation (MDS) Guidelines 

and compliance with setbacks from sensitive land 

uses and detailing the results within the MDS II 

Report. 

 

The MDS II Report detailed the application of the 

MDS Guidelines in relation to the soil mixing 

operation and any applicable setbacks to be 

complied with. It was determined that the MDS 

formulae are not applicable to the existing use and 

that setbacks from sensitive land uses, lot lines, and 

road allowances are not required.  As well, it is 

noted that even if MDS II setbacks were applicable, 

the nearest sensitive land use is situated more than 

750m from the existing operation, which would be a 

sufficient setback that is compliant with the MDS 

Guidelines. 
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