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Introduction

This Planning Report is submitted in support of applications for an Official Plan amendment and Zoning ByLaw amendment by Crain’s Construction Ltd (1394706 Ontario Inc.) for the establishment of a Category 2 –
Class “A” Quarry below Water and Category 3 – Class “A” Pit above Water under the Aggregate Resources
Act. The Report includes an overview of the site context and characteristics of the subject property, a
description of the proposed pit and quarry operations, a review of applicable provincial and local policy and
regulatory controls, and a summary of pre-submission consultations with the City and agencies. A planning
rationale is offered, along with a summary of the findings of studies related to environmental impacts, noise
and vibration, archaeology, hydrogeology, and traffic.

2.0

Property and Location

The subject property is situated at 7731 Fernbank Road in City of Ottawa, more particularly described as Part
of Lot 11, Concession 10, Geographic Township of Goulbourn. The overall land holding is approximately 72.9
hectares in area (180 acres) with roughly 605 metres of frontage on Fernbank Road (see Figure 1).

Figure 1: General Context
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The subject property is bounded by the Trans Canada Trail to the north, open meadow and farmland to the
east and west, and Fernbank Road along the southern boundary. The property slopes gently toward the
northwest where drainage ultimately outlets to an area of wetland on the north side of the Trans Canada
Trail. North-east of the site is an extensive area of limestone quarry operations. South of Fernbank Road
there is an existing country lot residential subdivision that extends south of Fernbank along Lucas Lane.
There is an existing two storey brick house located roughly in the south-west quadrant of the property as well
as some outbuildings once used for agricultural purposes. There are trees and shrubs around the perimeter
of the property and along old fencerows.

Figure 2: Subject Lands and Neighbouring Uses – source City of Ottawa
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Pit and Quarry Proposal

The concurrent application under the Aggregate Resources Act (ARA) proposes to license an area of 66.8
hectares with an extraction area of 56.2 hectares. Specifically, the application is for a Category 2 Class “A”
Quarry Below Water and Category 3 Class “A” Pit Above Water, in accordance with the ARA. Investigation of
the overburden material on site demonstrate that depths range from approximately 0.5m to 6.0m. The
material is generally sand with some gravel and silt. It is estimated that there is 1.3 million m 3 of overburden
material within the proposed extraction area. This material is suitable for use as aggregate for construction,
concrete production, and other related purposes. Extraction is to occur in stages beginning with the gravel
overburden before limestone quarry operations, with progressive rehabilitation occurring at intervals as per
ARA requirements. Extraction is to occur toward the rear of the site to provide adequate separation and
buffering from sensitive land uses south of Fernbank Road. The final rehabilitation will be an open pond
(stabilized elevation of approximately 132m asl), all structures will be removed, and no internal haul routes
will remain. Where possible, natural vegetation will be allowed to take root around the pond.
The haul route has been depicted on the Operations Plan that is part of the ARA submission. The proposed
operational entrance/exit shall enter the site at the south property boundary off of Fernbank Road. The
entrance is to be equipped with a lockable gate that shall be closed and locked outside of the hours of
operations.

4.0
4.1

Planning Context
Provincial Policy Statement

Matters of provincial interest are expressed in Section 2 of the Planning Act, and through the provisions of
the Provincial Policy Statement (2014) (PPS), outlined under Section 3 of the Act. Table 1 below provides a
comprehensive summary of how the proposed pit and quarry operations are consistent with the policy
direction provided by the Province.
Table 1: Provincial Policy Statement (2014)
Policy Section

Comments / Notes

1.1.4 Rural Areas in Municipalities
1.1.5.2 On rural lands located in municipalities, permitted
uses are:
a) the management or use of resources;
1.1.5.5 Development shall be appropriate to the
infrastructure which is planned or available, and avoid the
need for the unjustified and/or uneconomical expansion
of this infrastructure.
1.1.5.6 Opportunities should be retained to locate new or

-

Aggregate extraction is a permitted resource use on
rural lands

-

The primary public infrastructure required is the road
system for hauling aggregate material - refer to
Transportation Brief prepared by MPCE

-

The residential subdivision to the south represents a
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expanding land uses that require separation from other
uses.

nearby sensitive land use; adequate separation
distances are proposed from the south side of the
property as well as mitigation measures in accordance
with technical studies related to noise, dust and
vibration

1.2.6 Land Use Compatibility
1.2.6.1 Major facilities and sensitive land uses should be
planned to ensure they are appropriately designed,
buffered and/or separated from each other to prevent or
mitigate adverse effects from odour, noise and other
contaminants, minimize risk to public health and safety,
and to ensure the long-term viability of major facilities.

-

Technical studies have been prepared to address the
potential for adverse effects on sensitive land uses

-

The subject property is in an area of gravel and stone
resources and characterized by similar aggregate
operations, particularly to the north and east of the site

-

Level 1 & 2 Natural Environment Assessment (NEA)
report prepared by MPCE

-

Areas of habitat were identified by the NEA report and
mitigative measures proposed

-

The subject lands lie within an area identified as a
wellhead protection area (vulnerability score 2)
associated with the drinking water supply for the village
of Richmond
a Hydrogeological Investigation and Modelling Study
was undertaken by Geofirma Engineering Ltd.

1.7 Long-Term Economic Prosperity
1.7.1 Long-term economic prosperity should be
supported by:
b) optimizing the long-term availability and use of land,
resources, …
2.1 Natural Heritage
2.1.2 The diversity and connectivity of natural features in
an area, and the long-term ecological function and
biodiversity of natural heritage systems, should be
maintained, restored or, where possible, improved,
recognizing linkages between and among natural
heritage features and areas, surface water features and
ground water features.
2.1.7 Development and site alteration shall not be
permitted in habitat of endangered species and
threatened species, except in accordance with provincial
and federal requirements.
2.1.8 Development and site alteration shall not be
permitted on adjacent lands to the natural heritage
features and areas identified in policies 2.1.4, 2.1.5, and
2.1.6 unless the ecological function of the adjacent lands
has been evaluated and it has been demonstrated that
there will be no negative impacts on the natural features
or on their ecological functions.
2.2 Water
2.2.1 Planning authorities shall protect, improve or
restore the quality and quantity of water by:
e) implementing necessary restrictions on development
and site alteration to: 1. protect all municipal drinking
water supplies and designated vulnerable areas; and 2.
protect, improve or restore vulnerable surface and ground
water, sensitive surface water features and sensitive
ground water features, and their hydrologic functions;

-

2.5 Mineral Aggregate Resources
2.5.1 Mineral aggregate resources shall be protected for
long-term use …

-

Redesignating the subject lands for resource extraction
will ensure the long-term protection of the resource
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2.5.2 Protection of Long-Term Resource Supply
2.5.2.1 As much of the mineral aggregate resources as is
realistically possible shall be made available as close to
markets as possible. Demonstration of need for mineral
aggregate resources, including any type of
supply/demand analysis, shall not be required,
notwithstanding the availability, designation or licensing
for extraction of mineral aggregate resources locally or
elsewhere.
2.5.2.2 Extraction shall be undertaken in a manner which
minimizes social, economic and environmental impacts.

-

A City of Ottawa study in 2013 noted that there is an
adequate supply of quarry material for the foreseeable
future but a limited supply of gravel resources; the PPS
notes that demonstration of need is not required as a
long-term view is needed for the protection of finite
resources; there is currently a limited number of quarry
owner/operators in the City

-

2.5.3 Rehabilitation
2.5.3.1 Progressive and final rehabilitation shall be
required to accommodate subsequent land uses, to
promote land use compatibility, to recognize the interim
nature of extraction, and to mitigate negative impacts to
the extent possible. Final rehabilitation shall take
surrounding land use and approved land use
designations into consideration.
2.5.3.2 Comprehensive rehabilitation planning is
encouraged where there is a concentration of mineral
aggregate operations.

-

Extraction is to occur in accordance with
recommendations of technical studies as indicated on
the Operations Plan to ensure that negative impacts
are minimized
a Rehabilitation Plan is provided with the licence
application and indicates how and when the site is to be
progressively rehabilitated - final rehabilitation will be
an open pond and natural revegetation

-

Extraction planning was done with consideration of
surrounding extraction operations

-

A Stage 1 Archaeological Assessment was undertaken
by Adams Heritage, and a Stage 2 was completed by
Past Recovery Archaeological Services Inc.;
archaeological resources were identified and are to be
protected from extraction or other potential disturbance

2.6 Cultural Heritage and Archaeology
2.6.1 Significant built heritage resources and significant
cultural heritage landscapes shall be conserved.
2.6.2 Development and site alteration shall not be
permitted on lands containing archaeological resources
or areas of archaeological potential unless significant
archaeological resources have been conserved.

5.0

Official Plan:

The subject property is currently designated “General Rural Area (GRA)” on the City of Ottawa’s Official Plan –
Schedule “A” Rural Policy Plan. All properties immediately adjacent are also designated GRA, although within
500 metres to the north is an area of “Significant Wetlands” and to the north and east is a large area
designated “Limestone Resource Area.” The proposed Official Plan amendment (OPA) is to redesignate the
subject lands to “Limestone Resource Area.” Schedule K – Environmental Constraints to the Official Plan
identifies the site as partially lying within a wellhead protection area for the water supply for the village of
Richmond.
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The City of Ottawa Official Plan (OP) provides long-term policy direction for land use and development
activities in the City. Table 2 offers a comprehensive overview of the City’s OP, taking into account those
policies that specifically relate to the subject development. Comments and information stemming from the
findings and recommendations of technical studies are provided to demonstrate how relevant policy matters
are addressed.
Table 2: City of Ottawa Official Plan
Policy Summary (paraphrased)

Notes and Comments

3.2.1 Significant Wetlands
5. Development and site alterations will not be permitted
within 120m of the boundary of a Significant Wetland
unless an Environmental Impact Statement
demonstrates that there will be no negative impacts (as
defined by Section 4.7.8) on the wetland or its
ecological function. The requirements of the
Environmental Impact Statement may vary, as
described in Section 4.7.8.

- Extreme northern portion of the subject lands located
with 120 metres of the Huntley Wetland complex
PSW
- Level 1 & 2 Natural Environment Assessments were
conducted by MPCE
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3.7.2 General Rural Area
5. A zoning by-law amendment will be required where
any of the following uses are proposed in General
Rural Areas …:
d) New sand and gravel pits and underground mining
for any mineral resources, subject to Section 3.7.4.

- The OPA application is being submitted concurrent
with a Zoning By-Law amendment (ZBA) application

6. When considering an application to amend the zoning
by-law to permit a new use identified in policy 5 of this
subsection, the following matters must be considered:
a. The use would not be better located in a Village
- Proposed resource use must be located in a rural
or the urban area;
setting
b. If the use is to be located on a local road, it must - Recommendations provided in Transportation Brief
prepared by MPCE
be demonstrated that the volume and pattern of
traffic flow anticipated from the development will
not interfere with the proper functioning of the
local road network;
- Recommendations to avoid or mitigate adverse
c. The privacy of adjacent landowners or the
effects provided in the Blast Impact Assessment and
amelioration of potential adverse impacts from
Noise Impact Assessment reports prepared by
lighting, noise, odour, dust or traffic can be
Aercoustics Engineering Ltd.
achieved by separating the land uses, buffering
or other measures as part of the development;
d. The potential for reducing possible impacts on
- Site will be progressively rehabilitated to suit
neighbouring agricultural uses or nearby rural
surrounding landscape
residential or Village communities, where
relevant;
e. The development is in keeping with the
surrounding rural character and landscape;
f. All those requirements of Sections 2 and 4
- Refer to list of technical studies completed to address
related to transportation, servicing, design and
these areas of concern
compatibility and environmental protection;
g. Noxious uses will only be considered where
- Screening and buffering measures are proposed
suitable screening and buffering can be provided
around areas of extraction
and generally these uses will not be considered
in locations within groundwater recharge areas or
immediately adjacent to residential areas,
Scenic-Entry Routes, or waterfront areas;
h. The impact that the development will have on the - Technical studies completed to address potential
protection of tree cover and local wildlife
issues
movement, as result of proposed site clearing
and grading, fencing, security lighting, and other
similar site plan matters.
3.7.4 Mineral Resources
1. Policies
Sand and Gravel and Limestone Resource Areas are
designated on Schedules A and B with the intent to:

- Subject lands to be redesignated “Limestone
Resource Area”
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a)

Protect non-renewable mineral aggregate
resources, located close to markets, for future
use;
b) Protect mineral aggregate resource and
aggregate operations from incompatible
activities;
c) Minimize community and environmental
disruptions from aggregate extraction activities.
Permitted Land Uses in the Limestone Resource Areas
4. In addition to the uses allowed in Sand and Gravel
- The ARA submission is together with concurrent OPA
Resource Areas, in Limestone Resource Areas, the
and ZBA applications to the City of Ottawa
following uses are also permitted: quarries, wayside
quarries subject to policy 12 in Section 3.1, and
underground mining. Secondary uses directly related
to the extraction operation are also allowed, such as a
portable asphalt plant or concrete batching plant.
Zoning of Pits and Quarries
6. The City requires that all pits and quarries licensed
- Subject lands are to be rezoned to Mineral Extraction
under the Aggregate Resources Act be zoned for
mineral extractive use in the City’s zoning by-law. This
applies whether the pit or quarry is located in a Sand
and Gravel Resource, Limestone Resource,
Agricultural Resource, General Rural or other
designation. All or part of properties with a licensed pit
or quarry may also be zoned for aggregate-related
uses, such as asphalt and concrete plants. …
7. The City will require that all lands in the Sand and
Gravel Resource or Limestone Resource Areas not
presently licensed for a pit or quarry be zoned in the
City’s zoning by-law so that it is clear that extraction of
mineral aggregate use may occur on these lands. Prior
to the establishment of any new pit or quarry, the City
requires that the lands be rezoned to specifically permit
the mineral extraction use. The rezoning requirement
and policy 9 below apply to wholly new proposed pits
or quarries or proposed expansions to existing ones. In
certain circumstances, there may exist lands already
zoned and licensed for a pit or quarry but none is yet in
operation or not in operation on all portions of a
property.
- Level 1 & 2 Natural Environment Assessment report
8. The City requires the completion of an Environmental
prepared by MPCE
Impact Statement as per Section 4.7.8 prior to making
a decision on any application for rezoning or
commenting on a licensing request to establish a new
or expanded pit or quarry that may potentially affect the
significant features or ecological functions of the
environmental designations shown on Schedule A.
Establishing New Pits or Quarries
5. Any new pit or quarry will be licensed and operate in
accordance with the Aggregate Resources Act, which
is administered by the Ministry of Natural Resources.
Studies and the site plans required under the
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Aggregate Resources Act are reviewed to ensure that
the effects on the natural environment and other
resources and existing development are fully
considered prior to the Ministry approving a license for
the establishment of new or expanded pit or quarry and
the City approving any required zoning modifications.
The areas of influence generally are 500 metres
around quarries, 150 metres for pits above the water
table and 300 metres for pits below the water table.
The required studies, as are determined to be
appropriate considering the type of extraction
proposed, will provide information on:
a. Anticipated noise, dust and vibration levels that
illustrate that the Ministry of Environment
guidelines and criteria will be satisfied;
b. Rationale for proposed haul routes, expected traffic
volumes and entrance/exit design to show that the
road system can safely and efficiently
accommodate the proposed truck traffic. This may
include provision for upgrading of local City
roadways leading to an arterial road and on-going
maintenance requirements along such route so
long as the pit or quarry is in operation;
c. Impact on neighbours from noise, dust, vibration,
truck traffic, etc., due to the duration of the
extraction operation in hours per day and number
of days per week;
d. The elevation of the groundwater table on and
surrounding the site;
e. Any proposed water diversion, water taking,
storage and drainage facilities on the site and
points of discharge to surface waters. An impact
assessment will address the potential effects on
the following features on or adjacent to the site,
where applicable:
i. Water wells,
ii. Springs,
iii. Groundwater,
iv. Surface watercourses and bodies;
v. Wetlands, woodlands, and fish and wildlife
habitat;
f. Adjacent and nearby land uses and an assessment
of the compatibility of the proposed development
with existing land uses. This includes possible
completion of an Environmental Impact Statement
as referenced in Section 4.7.8;

- Noise Impact Study and Blast Impact Assessment
completed by Aercoustics Engineering Ltd.

- Transportation Brief completed by MPCE

- Water Balance Budget completed by MPCE
- Hydrogeological Investigation and Modelling Study
completed by Geofirma

- Addressed in Level 1 & 2 Natural Environment
Assessment report and this Planning Rationale
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g. If within an Agricultural Resource Area on
Schedule A, the agricultural classification of the
proposed site and the proposed agricultural
rehabilitation techniques if the site is Class 1, 2 or
3 soils and extraction is not below the water table;
h. The proposed after-use and rehabilitation plan.

4.6.2 Archaeological Resource
1. Where development is proposed on land where
archaeological potential exists, as identified on the City
of Ottawa map, Area of Archaeological Potential, the
City will require an archaeological resource
assessment to be conducted by an archaeologist
licensed under the Ontario Heritage Act, as a condition
of development approval.
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- Not within an Agricultural Resource Area

- Proposed after-use and rehabilitation plan is a pond
with surrounding lands to be allowed to revegetate
naturally
- Stage 1 and Stage 2 Archaeological Assessments
were undertaken by qualified archaeologists;
archaeological resources have been identified and
will be protected from extraction

Zoning By-law

The site is currently zoned “Rural Countryside (RU).” To implement this OPA, a concurrent application to
amend the City’s Zoning By-law will be made to rezone the property to Mineral Extraction (ME). The purpose
of the ME – Mineral Extraction (ME) Zone is to:
(1) permit licensed mineral extraction operations in areas mainly designated as Sand and Gravel Resource
Area or Limestone Resource Area in the Official Plan;
(2) allow a limited range of permitted uses which are related to or compatible with mineral extraction
operations, as well as interim uses that would not sterilize the potential of future mineral extraction
operation on the lands within the ME zones; and
(3) impose regulations to minimize the impact of mineral extraction operations on the surrounding area.
The following uses are permitted in the ME zone:
In accordance with Section 2.1.3 of the City’s Zoning By-Law for lands in the ME zone:
(1) The following uses are permitted subject to:
(a) the provisions of subsections 213(3) and (4);
agricultural use, see Part 2, Section 62
environmental preserve and educational area
equestrian establishment
forestry operation
kennel, see Part 3, Section 84
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leaf and yard waste composting facility
mineral extraction operation

(2)

The following conditional uses are permitted subject to the following:
(a) the provisions of subsections 213(3) and (4);
(b) the use is located on the same lot as an operating mineral extraction operation;
(c) the use mobile home is for a security guard or caretaker;
(d) the waste processing and transfer facility is limited to inert construction materials such as concrete and
asphalt;
one mobile home
waste processing and transfer facility

The zoning standards as set out in Table 213 of the By-Law for the ME zone are:
(a) Minimum lot width (m)
(b) Minimum lot area (ha)
(c) Maximum gross floor area (m2)
(d) Minimum front yard setback (m)
(e) Minimum rear yard setback (m)
(f) Minimum interior side yard setback (m)
(g) Minimum corner side yard setback (m)
(h) Maximum height (m)
(i) Minimum width of landscaped area along all lot lines (m)

30
10
28
6
15
15
30
15
15

Given the characteristics of the subject property and pit and quarry proposal, a site-specific By-Law
amendment is proposed. Considering the sensitive residential uses to the south, and notwithstanding
provision to the contrary, the front yard setback for aggregate extraction (note: not the licensed lands) shall
be 120 metres.

7.0

Pre-submission Consultation

A pre-submission consultation meeting was held with the City and Rideau Valley Conservation Authority on
November 14th, 2013. The Ward Councillor was also present. The purpose of the meeting was to outline the
owner’s intentions for development, present preliminary findings of technical studies, and confirm
expectations in terms of additional studies and reports for deeming planning applications complete.
There has also been consultation with the North-West Goulbourn Community Association by electronic
correspondence and phone conversations, most recently in December 2015 through to February 2016.
Copies of the pit and quarry plans and support documents were made available for review.
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TECHNICAL REPORTS
Natural Environment Level 1 and 2 Report:

McIntosh Perry Consulting Engineers Ltd. (McIntosh Perry) conducted a Level 1 & 2 Natural Environment
Assessment of the property. The Huntley Provincially Significant Wetland (PSW) is within 120 m of the
boundaries of the subject property. No wetland habitat was observed to be present within subject property
boundaries during 2013 field investigations. Impacts to the Huntley Wetland Complex PSW are not
anticipated as there is an abandoned railway separating and buffering the subject property from the wetland.
The wetland has also been disturbed by quarries in the vicinity of the subject property. In addition, the
extraction limit for the proposed pit is 150 m from the wetland boundary.
The following Species at Risk (SAR) were observed on the subject property during the field investigation:
Eastern Meadowlark, Eastern Whip-poor-will and Butternut. Appropriate habitat was also present for
Bobolink and Milksnake, but neither species were observed during 2013 field investigation. Category 1, 2
and 3 breeding habitat for Eastern Meadowlark was observed on the subject lands. The report recommends
that the project be is required to register with Ministry of Natural Resources and Forestry (MNRF).

8.2

Hydrogeology Study

Hydrogeological testing and modelling indicate that the site is suitable for the proposed quarry with respect
to potential groundwater and surface water impacts. Most of the proposed extraction area is slightly
elevated. The overburden consists of sand and gravel. This material is suitable for the use as aggregate for
construction, concrete production, and other related purposes. Hydrogeological testing involved primarily
long-term groundwater level monitoring to determine the depth to water. Water well data for nearby water
supply wells and extraction operations were also obtained and evaluated as part of this assessment.
The proposed pit footprint has few constraints from a hydrogeological perspective. It is approximately 200
metres (m) from the Huntley wetland, however this wetland is in close proximity to another quarry and a
shooting range, which has resulted in it being drained and degraded. Hydrogeological modelling also suggests
that the effect of the proposed development on the Huntley wetland will be negligible with respect to its
calculated water balance.
The closest municipal drain is located approximately 600 metres southwest from the proposed quarry, at its
closest point. The established groundwater table varies from 127.7 m above sea level (asl) to 141.3 m asl
within the proposed extraction area, depending upon the season and the location on the property. Surface
and groundwater is presumed to flow northwest off the property, then southwest toward the municipal
drain. Since accessing the material below the water table will require dewatering, estimated volumes and
drawdown radii have been modeled. The cumulative impact of this and other quarries in the area have been
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assessed. The site is suitable for both a Category 3, Class “A” pit and a Category 2, Class “A” quarry from a
hydrogeological perspective.

8.3

Hydrogeological Investigation and Modelling Study (Geofirma, January 2015)

Geofirma Engineering Ltd. was engaged by McIntosh Perry to complete a Hydrogeological Investigation and
Modelling Study. The proposed quarry is located largely in the Gull River formation. There is also a
substantial deposit of sandy gravel above the bedrock at this site. In combination with the discontinuously
present quaternary deposits of sand, gravel, or organics, the upper part (~5 m) of the bedrock is weathered
and acts as a relatively permeable shallow regional aquifer. At greater depths the hydraulic conductivity is
highly variable, evidence that permeability in this unit is dominated by discrete fractures of limited extent.
Hydraulic test results from the proposed and adjacent quarries show a slight decrease in hydraulic
conductivity with depth as the likelihood of intersecting a permeable fracture is reduced. There is no
apparent association between hydrostratigraphic units and geological formations, and no clear evidence for
any extensive permeable zone in the deeper parts of the formation.
A groundwater flow model was used to numerically simulate and assess the impacts of changes to the
hydrological and groundwater flow regime on surrounding receptors by the proposed pit and quarry. Under
a maximum drawdown scenario, the one metre drawdown contour extends at most 750 m beyond the edge
of the property. Within the area affected by at least one metre of drawdown there are nine wells listed in the
Ontario Ministry of Environment Water Well Information System (WWIS), excluding monitoring wells on
lands owned by adjacent quarry operators. Based on this analysis it is unlikely that the water supply of
neighbouring homeowners will be noticeably affected by the quarrying operation. The effect of quarry
dewatering on the nearby Huntley wetland is expected to be negligible.
8.3.1

Water Balance Budget

This study is summarized in a six page letter report that outlined the results of several key comparisons. Key
methodologies include an areal and hydrological (water budget) comparison of the proposed quarry and the
Huntley Wetland. The study incorporates results from nearby, similar wetlands, and utilizes pre-existing
surface and groundwater data collected by McIntosh Perry and others.
Many conservative assumptions were used in the analyses: the entire site is assumed to contribute to the
Huntley Wetland; reduction in runoff factors assume that no pumping works will be performed (i.e. pooled
water is assumed to not return to the Huntley Wetland); low groundwater-surface water connectivity is
expected to decrease the stated impact of infiltrated water to the Huntley Wetland considerably; and,
infiltrated water that could be considered interflow was not considered to re-contribute to the surface water
flow.
Accordingly, given that the proposed quarry site’s primary contribution is via overland surface flow, and
provided the proposed quarry will pump pooled water back into the catchment area to ensure work areas
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remains dry, the surface flows will continue to reach the Huntley Wetland as per pre-development
conditions. Given the areal and hydrological analyses in this study, McIntosh Perry has confirmed that the
proposed quarry will have negligible impacts on the neighbouring Huntley Wetland, from both a surface
water and groundwater perspective. Both methods of analysis conclude a less than 3% impact to the
wetland.

8.4

Archaeological Assessment 1 and 2:

A Stage 1 Archaeological Assessment of the Crain Pit Application was undertaken by Adams Heritage, in
September, 2003. The Stage 1 report concludes that the property has been farmland since its settlement in
the first half of the 19 th century. There is no evidence of any other developments or occupations having
occurred elsewhere on the property. Further, the existing farm house and outbuildings likely occupy the
same location as the earliest dwelling which was probably destroyed in the Great Fire of 1870.
The decision to expand licensing to include a Category 2 – Class “A” Quarry below Water necessitated a Stage
2 Archaeological Assessment, which was undertaken by Past Recovery Archaeological Services Inc., on behalf
of McIntosh Perry. The Stage 2 property survey resulted in the discovery of one previously undocumented
archaeological site, named the Brennan Farm Site (BhFx-53). The results of the Stage 2 field work suggested
that this was the location of a Euro-Canadian farmstead occupied between the 1840s and 1880s – likely by
the Brennan family. Given the type and age of the site, the site has been determined to meet MTCS criteria
for archeological sites of potential cultural heritage value or interest and, accordingly, warrants further
investigation. Updates to the licensed boundary removed the requirement for a Stage 3 Assessment. The
site now provides for a 20m protective buffer around the Farm Site, as well as a 50m monitoring buffer.

8.5

Noise Assessment Report

A Noise Impact Study was prepared for McIntosh Perry by Aercoustics Engineering Ltd. This report identifies
operations associated with the proposed quarry including excavation, rock drilling, aggregate
haulage/shipping, and processing with a portable processing plant (crushing, screening and washing) that
possess acoustical significance. The report identifies 16 existing single detached dwellings in the vicinity to
the proposed quarry area; two additional receptors were used to identify potential areas of concern on the
noise sensitive zoned lot adjacent to the proposed site. Points of noise reception were found to be located in
acoustical environments consistent with either the Class 2(Urban) designations or Class 3(Rural) designation,
as defined by MOECC Publication NPC-300. In Class 2 areas, the background sound levels during the day are
primarily defined by man-made sources, whereas in the nighttime periods, dominant sounds are natural in
occurrence. In Class 3 areas, the prevailing acoustical environment is one dominated by natural sounds, with
little to no manmade sound. Using the locations of these receptors, and their designations, a series of sound
level limits were developed and summarized throughout the Report.
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A noise prediction model was generated. The basis of this model was a design case where the quarry was
running at full capacity with all equipment operating simultaneously and at locations where noise impact
would prove highest for each receptor. The noise prediction model assumes a worst case scenario for the
allowable equipment, including existing topography under downwind propagation, with hard ground in the
quarry and soft ground conditions near the points of reception. The noise impact of the operation was
predicted. Where the MOECC sound level limits were calculated to be exceeded, noise control measures
were modelled and the noise impact recalculated. This process was repeated until the sound level limits
were satisfied. With the incorporation of the recommended noise controls, including the construction of
berms and minimum separation distances from sensitive land uses, the predicted noise impact will satisfy the
MOECC sound level limits.

8.6

Blast Impact Assessment

A Blast Impact Assessment was prepared for McIntosh Perry by Aercoustics Engineering Ltd. The purpose of
this study is to provide an assessment of the potential effects of the sound waves (overpressure) and ground
vibration that will be produced by the proposed quarry’s blasting operations on nearby receptors.
Overpressure and vibration due to blasting has been evaluated on the basis of the MOECC guidelines. The
impact of sound and vibration from blasting can be successfully controlled by optimizing the blast design
parameters. Specifically, this is done by controlling the maximum allowable weight of charge per minimum
delay period within specific setback distances. An acceptable setback distance and charge weight per delay
schedule for the proposed blasting scenarios has been specified in this report. Overpressure and vibration
sound level limits, based on the MOECC guidelines, were determined. Calculations were then carried out to
determine that blasting operations can be performed throughout the property while maintaining compliance
with the MOECC guidelines. The maximum allowable charge weights per delay for various distances to
receptors were provided.

8.7

Transportation Brief

A Transportation Brief was undertaken by McIntosh Perry to determine the traffic-related impacts of the
proposed pit and quarry.
The new pit and quarry, with a total extraction area of 56.2 ha, is expected to produce 1,000,000 tonnes of
material each year. The site will be connected to the adjacent road network by a single stop-controlled access
on Fernbank Road. Once fully operational, the site is expected to produce approximately 136 additional trip
ends, consisting primarily of truck traffic, during both the weekday a.m. and p.m. peak hours. This study has
focused on both the morning and afternoon rush hours, as these time periods represent the peak conditions
on the adjacent road network. Synchro 8 traffic analysis software was used to determine the levels of service
(LOS) of the intersections immediately adjacent to the site under existing and future conditions to the horizon
year of 2020.
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McIntosh Perry Consulting Engineers Ltd. has determined that the project will have a minor impact on the
surrounding road network, given the reasonably low number of trips expected to be generated as a result of
the development. Additionally, the existing background traffic conditions observed in the immediate area
were relatively light, and the surrounding road network appears capable of accommodating much larger
volumes of traffic before exceeding capacity.
Based on the traffic assessment completed with this study, McIntosh Perry has concluded that intersections
within the immediate area of the proposed pit and quarry, as well as the proposed site access will operate at
acceptable levels of service during both the weekday a.m. and p.m. peak hours to the horizon year of 2020.

9.0

Planning Rationale and Conclusions

This Planning Report provides a comprehensive review of applicable provincial and municipal planning
policies and zoning standards affecting proposed pit and quarry operation on the subject lands in the City of
Ottawa. The Report offers a planning rationale in support of the official plan and zoning by-law amendment
applications. The following summarizes the findings and conclusions stemming from this report as well as
specialized studies provided in support of the development:
A concurrent submission is being made under the Aggregate Resources Act for a Category 2 Class “A”
Quarry Below Water and Category 3 Class “A” Pit Above Water;
Investigations have determined there is 1.3 million m 3 of overburden materials on site suitable for use as
aggregate for construction, concrete production, and other related purposes, as well as quantities of
marketable limestone resources;
Progressive rehabilitation will occur at intervals as per ARA requirements, and final rehabilitation will be
an open pond and natural revegetation;
The proposed use is consistent with the PPS (2014) with regard to matters of provincial interest,
including land use compatibility, long-term economic prosperity, natural heritage, water impacts,
mineral aggregate resources, and cultural heritage;
Adequate justification has been provided for the proposed redesignation of the subject lands in the
City’s Official Plan from General Rural Area to Limestone Resource Area through technical studies that
address environmental and land use compatibility policies;
The subject lands are proposed to be rezoned from Rural Countryside to Mineral Extraction, with a
special exception to provide an increased setback from Fernbank Road for added separation from
sensitive land uses to the south;
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A Level 1 & 2 Natural Environment Assessment of the property undertaken by McIntosh Perry concludes
that pit and quarry operations may proceed provided environmental mitigation measures are addressed
through registration of the project with the Ministry of Natural Resources and Forestry;
Hydrogeological testing and modelling undertaken by McIntosh Perry and Geofirma indicate that the site
is suitable for the proposed quarry with respect to potential groundwater and surface water impacts;
A Stage 1 Archaeological Assessments undertaken by Adams Heritage, and a Stage 2 Assessment by Past
Recovery Archaeological Services found a site of potential cultural heritage value or interest, resulting in
a modification to the area of extraction to protect the site;
A Noise Impact Study undertaken by Aercoustics Engineering determined that normal quarry operations
will satisfy the MOECC sound level limits with the incorporation of recommended noise controls;
A Blast Impact Assessment study by Aercoustics Engineering assessed the potential effects of sound
waves and ground vibrations from blasting to establish measures and controls to ensure compliance with
MOECC guidelines;
A Transportation Brief undertaken by McIntosh Perry concludes that intersections within the immediate
area of the proposed pit and quarry, as well as the proposed site access will operate at acceptable levels
of service during both the weekday a.m. and p.m. peak hours.
Provided recommended mitigative measures and controls are incorporated into land use planning
mechanisms and MNRF licensing requirements, the proposed Official Plan and Zoning By-Law amendments
are consistent with matters of provincial interest and satisfy the intent and purpose of the City of Ottawa
Official Plan.

Report by:

Mark Snider, MCIP, RPP
Senior Planner
McIntosh Perry Consulting Engineers Ltd.
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Pit and Quarry Operations Plans

18

Mark Snider, MCIP, RPP
Manager of Land Use Planning
Educa on
• Bachelor of Applied Arts - Urban
and Regional Planning, Ryerson
University, 1991
• Graduate School of Engineering
(Transporta on), University of New
Brunswick, Fredericton, NB
• Computer Aided Design I and II
(accredited by AutoDesk Corp.), St.
Lawrence College, Kingston (199596)
• OPPI seminar “Planner at the
Ontario Municipal Board” in
Belleville, Ontario
• Public Consulta on con nuing
educa on course, Dalhousie
University, Halifax, Nova Sco a
• A end API, OPPI, CIP planning
conferences and professional
development workshops, and
Ontario East Municipal Conferences
(OEMC).

Aﬃlia ons
• Canadian Ins tute of Professional
Planners
• Ontario Professional Planners
Ins tute

Career Highlights
• Established MPCE Kingston oﬃce
in 2007
• Designed and coordinated
approvals for over 20 subdivisions
across Eastern Ontario
• Project Manager and Lead Planner
for Badour Farm Waterfront
Community

Professional Experience
• Manager of Land Use Planning. McIntosh Perry ConsulƟng Engineers
Ltd. (2000 – Present)
•
•
•
•
•

MPCE Kingston Oﬃce Manager 2007 to 2011
Manager of Land Use Planning
Established MPCE’s Kingston oﬃce in 2007
Conduct site searches and development feasibility inves ga ons
Project manage private and public land development projects
throughout Eastern Ontario from conceptual design to final
approval
• Prepare planning ra onale reports and provide professional
planning advice

• Development/Project Planner. District of Muskoka. (1999-2000)
• Reviewed planning applica ons for conformity with the Muskoka
Oﬃcial Plan; develop provisions for the Township of Lake of Bays
Zoning By-law.
• Planner. Rural Planning District Commission, New Brunswick. (19961999)
• Developed Rural Plans (combined policy and regulatory planning
document)
• Provided professional advice and recommenda ons on
development applica ons
• Prepared land use planning policy
• Assisted in the establishment of a new planning department with a
jurisdic on covering approximately half of rural New Brunswick.
• Organized and facilitated “Rural Plan Development Workshop” in
Fredericton, N.B.
• Wrote “Work Plan for Developing a Rural Plan”
• Municipal Planning Advisor. Napanee Region Conservation Authority.
(1991 - 1995)
• Directed tri-Authority Planning Program; prepare correspondence
and reports for applica ons under the Planning Act
• Coordinated special planning projects
• Represented Conserva on Authority on planning working groups
• Wrote NRCA Conserva on Strategy
• Planning expert witness at the Ontario Municipal Board
• Member of Bay of Quinte Remedial Ac on Plan Land Use Planning
Working Group
• Project coordinator for Belleville to Point Anne Significant Areas
project
• Co-wrote Belleville to Point Anne Significant Areas: Strategic Plan
• Conserva on authority representa ve

h p://ca.linkedin.com/pub/mark-snider/13/b26/187

Mark Snider, Manager of Land Use Planning

Project Experience
Subdivisions and Master Plans – Design, Approvals, and Project Management:
• Waterfront Communi es Inc. (South Frontenac Township). The establishment of Badour Farm Waterfront
Community followed an exhaus ve search of prime waterfront proper es across Eastern Ontario with strict site
selec on criteria. Development strategies were employed to determine the best use of this 650-acre property,
considering the interests of the environment, municipality, neighbouring co agers, and the proponents.
Approvals involved a plan of subdivision, common elements condominium, severances, lot addi ons to
neighbours, and zoning amendments. The community is today held up as an example of a waterfront
development that successfully respects and balances various compe ng interests.
• Slater Financial - Mississippi Quays Subdivision (Town of Carleton Place). Slater Financial retained McIntosh Perry
to develop a plan for developing their lands in a large urban residen al subdivision on the Mississippi River.
Various development op ons were explored to op mize use of the land. The plan of subdivision ul mately
approved encompassed a mix of residen al densi es and the establishment of a large seniors complex. Planning
involvement included conceptual design op ons, subdivision approvals, zoning amendments, coordina on of
approvals and project management.
• Perth Golf Course Residen al Community Master Plan – Town of Perth. This ongoing project to establish a
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elements have included an annexa on from a neighbouring municipality, resolving tle issues, iden fying natural
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considered in determining the viability of this significant development project for the Town of Perth, and have
been factored in the prepara on of a Master Plan for the site.
Other projects involving subdivision design, approvals, and/or project management:
•
•
•
•
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Sheridan Estates Subdivision - Township of Drummond-North Elmsley
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Perthmore Glen Master Plan and Phase IV – Town of Perth
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Harvest Creek Subdivision – Village of Westport

Master plans and subdivision design examples:
• Tayside Estates - Township of Tay Valley
• Metcalfe Farm Subdivision Master Plan – Town of Mississippi Mills
• Wilson Subdivision – Township of Drummond/North Elmsley
• Brownlee Subdivision – Town of Perth
• Ashgrove Estates Subdivision – Town of Perth
• Kennebec Lake Subdivision - Township of Central Frontenac
Subdivision coordinaƟon of approvals and clearances examples:
• Bobs Lake Subdivision – Tay Valley Township
• McLeans Bay Subdivision - Township of Drummond-North Elmsley
• Gardiners Shore Subdivision – Beckwith Township
• Jock River Estates – City of O awa
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