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Calvin Lantz 
Direct: +1 416 869 5669 
CLantz@stikeman.com 

October 5, 2023 
File No.: 151510.1002 

By E-mail  
clerk@niagararegion.ca 

 

Planning and Economic Development Committee 
Regional Municipality of Niagara 
1815 Sir Isaac Brock Way 
Thorold, ON  L2V 4T7  

Attention: Office of the Regional Clerk 

 

 

Dear Sirs/Mesdames: 

Re:  Proposed Upper’s Quarry  
File No. ROPA-21-0003 
Letter of Concern – Rudanco Hospitality Corporation 

We are counsel to Rudanco Hospitality Corporation (“Rudanco”), the owner of the properties comprising 
approximately 23 hectares of land at the northwest corner of Lundy’s Lane and Thorold Townline Road in 
the City of Thorold, including the property municipally known as 13030 Lundy’s Lane (the “Rudanco 
Lands”). Rudanco is in the process of finalizing its planning applications to develop the Rudanco Lands 
as a new mixed-use subdivision, which will introduce a significant number of new homes to the 
community.  

BACKGROUND 

We are writing to express our client’s serious concerns with respect to the proposed Upper’s Quarry, 
which is being advanced by Walker Aggregates Inc. (“Walker”). The proposed quarry operation is located 
in the neighbouring City of Niagara Falls, approximately 71 metres to the north and east of the Rudanco 
Lands. In support of its proposal, Walker has submitted applications for a Regional Official Plan 
Amendment (the “ROPA”) and local Official Plan and Zoning By-law Amendments, as well as a licence 
application under the Aggregate Resources Act (the “ARA”). 

The applications advanced by Walker fail to consider how the use and operation of the proposed quarry 
will adversely affect planned and proposed residential development on the Rudanco Lands and the 
surrounding area. Most notably, the proposal does not acknowledge any of Walker’s obligations with 
respect to matters of land use compatibility and the incorporation of mitigation measures. Instead, Walker 
has taken the position that neighbouring development must bear the sole onus of demonstrating 
compatibility and incorporating all mitigation necessitated by Walker’s proposal. This one-sided approach 
is inconsistent with and fails to conform with the planning policy framework established at the provincial, 
regional, and local levels.  

In addition, the Walker applications fail to acknowledge that the Rudanco Lands presently contain and 
enjoy permissions for sensitive land uses (including an inn presently located on-site, as well as 
permissions for campgrounds, places of assembly, hotels, motels, art galleries, and museums). Until the 
Walker applications are revised to satisfactorily address our client’s concerns, the proposed ROPA to re-
designate the Walker lands from Agricultural to “Licensed Pits and Quarries” is premature and should be 
refused. 
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REQUESTED RESOLUTIONS 

By this letter, we ask that: 

1. the Committee direct Planning staff to require that Walker revise all materials in support of its 
applications to reflect the Rudanco Lands as a sensitive land use, to be done prior to this 
Committee’s further consideration of the proposed ROPA; and 

2. in conjunction with Planning staff’s review of the materials to be revised as per paragraph 1 
above, the Committee direct Planning staff to revise proposed Policy 13.D.1 of the draft 
ROPA as follows (collectively, the “Proposed Modifications”): 

“Policy 13.D.1__  “Notwithstanding any other policy to the contrary in this Plan, a mineral 
aggregate operation (quarry) and ancillary uses and facilities are permitted in accordance 
with approval under the Aggregate Resource Act on lands described as Part Lots 119, 
120, 136 and 137, including Upper’s Lane between Thorold Townline Road and 
Beechwood Road, and Part of Road Allowance between Lots 120 and 136 between 
Thorold Townline Road and Beechwood Road, in the former Township of Stamford, now 
in the City of Niagara Falls, in the Regional Municipality of Niagara (the “Quarry 
Lands”), subject to securing, at the expense of the applicant for the Quarry Lands, 
appropriate mitigation measures to ensure land use compatibility with existing and 
planned uses on lands within 500 metres of the Quarry Lands. 

Potential mitigation measures may include, but are not limited to, establishing 
operational setbacks to lands planned for residential development, adopting 
alternative and more sensitive blasting and extraction methods (e.g., modifications 
to blasting design parameters, such as reducing the amount of explosive per 
delay), coordinating the phasing of quarry operations, establishing appropriate 
haul routes and site access that minimize adverse transportation impacts and 
divert truck traffic away from planned residential neighbourhoods, and 
implementing berms, noise walls, and other acoustic barriers and baffles, as well 
as other measures to mitigate noise, vibration, and air quality impacts on 
surrounding lands.” 

The Proposed Modifications will bring the draft ROPA into consistency with key provincial policies, 
including those requiring extraction to be undertaken in a manner that minimizes social, economic, and 
environmental impacts, as well as requiring major facilities (including resource extraction activities) and 
sensitive uses to be planned and developed to avoid or minimize and mitigate potential adverse effects 
from odour, noise, and other contaminants, minimize risk to public health and safety, and to ensure the 
long-term operational and economic viability of major facilities in accordance with provincial guidelines, 
standards, and procedures.1  

The Proposed Modifications will also bring the draft ROPA into conformity with the overarching objectives 
of the Niagara Region Official Plan (2014), including the objective of ensuring the “suitable location, 
operation and rehabilitation of mineral extraction activities in order to minimize conflicts with both the 
natural and human environment of the Region”, together with the policy direction to establish compatibility 
with surrounding land uses and to have consideration for the proposed manner of operation of the 
quarry.2 

 

1 See e.g., Provincial Policy Statement, 2020, Policies 1.2.6.1 and 2.5.2.2.  
2 Niagara Region Official Plan (2014), Objective 6.B.2; Policy 6.C.5 
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The current legislative and planning context recognizes the housing affordability crisis in Ontario, with 
statutory initiatives and strong policy direction to increase the supply of housing as a primary objective. 
Planning decisions are to be made in a manner that appropriately balance a range of objectives, including 
residential growth and development.  

The Proposed Modifications to the ROPA carry forward this provincial direction by establishing a policy 
framework to guide consideration of the Upper’s Quarry proposal. Through the Proposed Modifications, 
the revised draft ROPA will provide direction for the applicable approval authorities to consider measures 
that may be introduced to ensure land use compatibility, protecting both the overarching objective of 
residential growth and development and the directive for prudent and sustainable resource extraction. Far 
from precluding or hindering the proposed aggregate extraction, the potential mitigation measures 
outlined in the Proposed Modifications will help to minimize adverse impacts from the proposed quarry 
upon neighbouring lands and achieve greater land use compatibility, consistent with the requirements of 
provincial planning policy. 

For the Committee’s reference, we have enclosed all the materials submitted by Rudanco in the context 
of Walker’s ARA licence application.  

As well, we note that Rudanco did not receive notice of the March 23, 2022 open house held by Walker or 
of any of the related Planning Act applications, apart from this present Notice of Statutory Public Meeting 
to be held on October 11, 2023 for the proposed ROPA. We reiterate our expectation for the Region and 
other relevant authorities to provide all further correspondence and notices in respect of the Walker 
applications moving forward. 

For the above reasons, as well as those articulated in the enclosed materials and any others that we 
reserve the right to bring forward, Rudanco urges the Committee to refuse or defer consideration of the 
Walker application until the requested resolutions outlined in page 2 of this letter have been implemented. 

We appreciate your attention to this matter. 

Yours truly, 
 
 
 
 
For: Calvin Lantz 

CL/jsc 
Enclosures 
cc. Jonathan S. Cheng, Stikeman Elliott LLP 

David Falletta, Caitlin Allan, and Celina Hevesi, Bousfields Inc. 
Andrew Bryce & Alexa Cooper, City of Niagara Falls 
Britney Fricke & Sean Norman, Regional Municipality of Niagara  
Client 
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Ontar and Forestry 

Instructions 

Instructions for Applicants under the Aggregate Resources Act 

If there are any outstanding comments with respect to an application for an aggregate licence or an amendment to 
lower the depth of extraction from above to below the water table, after the applicant's attempt to address them, the 
applicant shall serve a summary of outstanding comment(s), a summary of the applicant's attempts to address the 
comment(s), and the applicant's recommendations to address the comment(s), on Part 1 of this form to any person 
who submitted a comment and has not withdrawn their comment. The applicant shall complete Part 1 of this form 
and send a copy to ARAapprovals@ontario.ca, or, if email is not available, Integrated Aggregate Operations Section, 
Ministry of Natural Resources and Forestry, 300 Water Street, Peterborough ON K9J 3C7. 

The Objection Form shall be served on commenters by courier, registered mail, personal delivery, or, by email if 
consented to by the commenter. Applicants that provide their email address on Part 1 of this form consent to the 
commenter returning the completed form by email. 

Instructions for Commenters 

You have received this form because you submitted a comment to the applicant for an aggregate licence or for an 
amendment to lower the depth of extraction from above to below the water table and the Ministry of Natural 
Resources and Forestry during the consultation period and you have not withdrawn your comment. If you wish to 
object to the application, you are required to complete Part 2 of this form and serve it on the applicant by courier, 
registered mail or personal delivery, or by email (if the applicant provided their email in Part 1 ), within 20 days of 
receiving the form. Send a copy of the completed form to the ministry. If there is not enough space provided, please 
attach a separate page with additional comments and recommendations. Any comment on an application for a 
licence or an amendment to lower the depth of extraction from above to below the water table for which an objection 
form is not completed and sent within the 20-day deadline is considered withdrawn. 

Please review the information on Part 1 and complete Part 2. 

Return this Form to both the Applicant (at the address listed on Part 1) and send a copy to: 
ARAapprovals@ontario.ca or if email is not available, Integrated Aggregate Operations Section, Ministry of 
Natural Resources and Forestry, 300 Water Street, Peterborough ON K9J 3C7. 

If you have questions, please contact: 
Ministry of Natural Resources and Forestry, 
Natural Resources Information and Support Centre (NRISC) 
300 Water Street 
Peterborough ON K9J 3C7 
Toll free: 1-800-667-1940 

ON00152E (2022/11) © King's Printer for Ontario, 2022 Disponible en frarn;:ais Page 1 of 4 
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Fields marked with an asterisk (*) are mandatory. 

Part 1: To be completed by the Applicant 

Contact Information 

Last Name * First Name * Middle Initial 
Kehl Kevin 

Telephone Number * Email 
905-680-3692 Extension KKehl@walkerind.com 

Mailing Address where this completed form is to be sent 

Unit Number 
N/A 

IStreet Number * 
2800 

IStreet Name * 
Thorold Townline Road 

PO Box 

City/Town * 

Niagara Falls 

Country * 

Canada 

Province/State * 

Ontario 

Postal Code/Zip Code * 

L2E 6S4 

Proposed Aggregate Site / Existing Aggregate Site Location * 

(e.g., by lot and concession, local municipality, county or regional municipality, geographic township or territorial district) 

Part Lots 119, 120, 136 and 137 in the former Township of Stamford, now in the City of Niagara, Region of Niagara 

Application for a * D pit 0 quarry D both D amendment (insert licence number): __________ 

20-Day Response Period 

Start Date (yyyy/mm/dd) * End Date (yyyy/mm/dd) * 
2023/08/28 2023/09/18 

Commenter Information 

Last Name * First Name * Middle Initial 
l:.aFJ-tr Rudan Calvin Jeremia 

Telephone Number * Email c/o 
c/o 416-869-5669 Extension CLantz@stikeman.com 

Address c/o 

Unit Number 
5300 

S

I 
treet Number * 
199 

Street Name * 
5300 Commerce Crt West, 199 Bay StI 

PO Box 

City/Town * 

Toronto 

Country * 

Canada 

Province/State * 

Ontario 

Postal Code/Zip Code * 

M5J 1B9 

Table 1: In the table below, please document the outstanding comment(s), one per row, your attempts to address 
them, and your recommendations to resolve them. 

A 
Outstanding Comment(s) * 

B 
Previous Attempt(s) to Address 

Comment(s) * 

C 
Final Recommendation(s) to Address 

Comment(s) * 

1. Concerns with Land Use 
Compatibility (see attached Walker 
letter for a detailed description of 
each comment listed on this form) 

2019 - Walker invited the community 
to attend 6 Public Information 
Sessions as general background to 
the proposal (before applications 
were submitted) 

2022 - Walker launched a dedicated 
website (www.uppersquarry.ca) 

see attached Walker letter for a 
detailed response on how each 
comment has been addressed 

ON00152E (2022/11) Page 2 of 4 
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A 
Outstanding Comment(s) • 

B 
Previous Attempt(s) to Address 

Comment(s) * 

C 
Final Recommendation(s) to Address 

Comment(s) * 
which provides public access to all 
technical documents submitted, 
summary information and fact 
sheets about the project, and a 
contact email and phone number. 
Walker continues to update this 
website with a "newsfeed" as 
information becomes available. 
March 23, 2022 - Public Open 
House hosted by Region and City 
(Walker presented and responded 
to questions) 

March 1, 2023 - Walker held a 
Public Information Session, 
presenting additional information 
and responded to questions. The 
presentation was posted on 
Walker's dedicated website for the 
proposed quarry. 

August 2023 - Walker has agreed to 
participate in Community Focus 
Group meetings scheduled for 
September 2023 and are being 
coordinated by the City of Niagara 
Falls 

2. Concerns that the Rudanco lands 
should be identified as a point of 
reception in techn ical studies. 

See above See above 

3. Concern that the technical studies 
also fail to recognize as sensitive 
receptors other lands with in 500 
metres of the proposed quarry, 
including draft-approved plans of 
residential subdivision. 

See above See above 

4. Concern with Unacceptable 
Transportation Impacts and Haul 
Routes 

See above See above 

5. Concerns with Notification and 
Consultation 

See above See above 

ON00152E (2022/11) Page 3 of 4 
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Part 2: To be completed by the Commenter 

Table 2: In the table below, document any outstanding comment(s) and your recommendations for resolving it. If there is not 
enough space provided, please attach a separate page with additional comments and recommendations. 

A 
Outstanding Comment(s) 

D 
Recommendation for Addressing Comment 

Please see attached. Please see attached. 

Commenters note: If you choose to participate in the Aggregates Resources Act notification and consultation process, all 
personal information you provide may be subject to the Freedom of Information and Protection of Privacy Act (FIPPA), whether 
provided to the Applicant and/or the Ministry of Natural Resources and Forestry at any point during the consultation process. The 
ministry collects your personal information under the authority of the Aggregate Resources Act and maintains it for the purposes 
of ensuring consultation and other requirements under the Act are met. Under the authority of subsection 11 (2) or 13.1 (3) of the 
Aggregate Resources Act, your name and address will form part of the public record and will appear with your objection, unless 
you request in your submission that your name and address be kept confidential. If you have any questions about the collection 
and use of your personal information, please contact Ministry of Natural Resources and Forestry, Natural Resources Information 
and Support Centre (NRISC) 300 Water Street Peterborough ON K9J 3C7. Toll free:1 -800-667-1940. 

D I hereby request that my name and address be kept confidential. 

By signing and returning this form to the applicant and the Ministry of Natural Resources and Forestry, you acknowledge the 
following. 

[XI I understand that, in submitting this form, I will be considered a formal objector to this application for a licence or to this 
amendment to lower the depth of extraction from above to below the water table and, as a formal objector, I may be asked 
to appear at a hearing by the Ontario Land Tribunal. (For any questions about the hearing process or Tribunal, please 
contact the Ontario Land Tribunal directly.) 

IX] I understand that, if this application is heard by the Ontario Land Tribunal, some of my personal information may become 
public under the Tribunal Adjudicative Records Act (TARA). 

r,g~•d~Signature of Objector Date (yyyy/mm/dd) 
~ B31BE7B0B5DD415... 2023/09/15

Jeremia Rudan, for Rudanco Hospitality Corporation 

ON00152E (2022/11) Page 4 of 4 

PDS-C 59-2023



Dear Sirs/Mesdames: 

Re: Walker Aggregates Inc. 

By E-mail 
DWalker@mhbcplan.com 
KKehl@walkerind.com 
ARAapprovals@ontario.ca 

Stikeman Elliott LLP 

Barristers & Solicitors 
5300 Commerce Court West 
199 Bay Street 
Toronto, ON Canada M5L 189 

Main: 416 869 5500 
Fax: 416 947 0866 
www.stikeman.com 

Ministry of Natural Resources and Forestry 
Integrated Aggregate Operations Section 
300 Water Street 
Peterborough, ON 
K9J 3C7 

Upper's Quarry - Application for Class A Licence 
ARA Licence Application No. 626562 
Part 2 of Objection Form 

We are counsel to Rudanco Hospitality Corporation ("Rudanco"), the owner of the properties comprising 
approximately 23 hectares of land at the northwest corner of Lundy's Lane and Thorold Townline Road in 
the City of Thorold, including the property municipally known as 13030 Lundy's Lane (the "Rudanco 
Lands"). Rudanco is in the process of finalizing its planning applications to develop the Rudanco Lands 
as a new mixed-use subdivision, which will introduce a significant number of new homes to the 
community. 

On April 3, 2023, we provided letters and accompanying technical peer reviews (collectively, the 
"Comment Letter") on the applications submitted by Walker Aggregates Inc. ("Walker") under the 
Planning Act and the Aggregate Resources Act (the "Quarry Applications") for the proposed Upper's 
Quarry, which is to be located in the neighbouring City of Niagara Falls, approximately 71 metres to the 
north and east of the Rudanco Lands. 

By letter dated August 28, 2023, Walker provided its response to the Comment Letter (the "Walker 
Response"). Upon review of the Walker Response, Rudanco maintains its serious concerns in respect of 
the Quarry Applications. We also note that Upper's Quarry has not yet received the requisite zoning 
approval, as required pursuant to subsection 12.1 (1) of the Aggregate Resources Act. As a result, a 
licence cannot be issued at this time, and having regard to the factors outlined in subsection 12(1) of the 
Aggregate Resources Act-including the effect of the operation of the pit or quarry on nearby 
communities, relevant planning and land use considerations, and the main haulage routes and proposed 
truck traffic to and from the site-Rudanco maintains its objections to Walker's Quarry Applications and 
urges that the application for a licence under the Aggregate Resources Act be refused. 

Notwithstanding the concerns raised in the Commenting Letter by Rudanco, Walker has failed to consider 
how its proposed quarry operation will adversely affect proposed residential development on the Rudanco 
Lands and the surrounding area. Most notably, the Walker Response refuses to acknowledge any of 
Walker's obligations with respect to matters of land use compatibility and the incorporation of mitigation 
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measures. Instead, Walker simply asserts that Rudanco bears the sole onus of demonstrating land use 
compatibility and incorporating all mitigation necessitated by Walker's proposal. As articulated in 
Rudanco's Comment Letter and as summarized below, Walker's position overlooks the broader policy 
and regulatory framework within which the Quarry Applications must be evaluated, especially in view of 
the significant impact of Walker's proposal upon surrounding lands. 

Rudanco maintains that, in their current form, the Quarry Applications do not adequately address 
Rudanco's concerns, which inform the relevant considerations under the Aggregate Resources Act, and 
that they do not constitute good land use planning and are inconsistent and fail to conform with the 
applicable planning policies. The Quarry Applications fail to give meaningful consideration to the 
proposal's impact on planned res idential development, as well as the strong provincial , regional , and local 
policy direction for residential intensification and development, particularly in the face of a provincial 
housing crisis . Walker's insistence not to include the Rudanco Lands in the technical studies filed in 
support of the Quarry Applications, as well as various other outstanding deficiencies outlined in the peer 
reviews accompanying Rudanco's Comment Letter, further demonstrate Walker's failure to address the 
applicable policy and statutory requirements, especially as they relate to land use compatibility and 
appropriate mitigation. 

For ease of reference, we have enclosed the Comment Letter with this present objection letter. Our 
expectation is for meaningful engagement and response on the part of Walker, and we fully intend to 
continue advancing our client's concerns , and any others that we may bring forward, in the context of the 
Planning Act and Aggregate Resources Act applications for the proposed Upper's Quarry, including any 
ensuing administrative or judicial process. 

• Land Use Compatibility 

o As articulated in the letter dated March 31 , 2023 prepared by Bousfields Inc., Walker's 
proposed quarry, which is to be located in the City of Niagara Falls, is subject to 
provincial , regional and local policies, including: 

• The Provincial Policy Statement, 2020 (the "PPS"}, including: 

• Policy 1.2.6.1, which requires that major facilities (including resource 
extraction activities) and sensitive uses (including residences) be 
planned and developed to avoid or minimize and mitigate potential 
adverse effects from odour, noise, and other contaminants, minimize risk 
to public health and safety, and to ensure the long-term operational and 
economic viability of major facilities in accordance with provincial 
guidelines, standards and procedures; 

• Policy 2.5.2 .2, which directs extraction to be undertaken in a manner that 
minimizes social , economic, and environmental impacts; 

■ The Niagara Region Official Plan, approved on November 4, 2022 (the "NROP"), 
including: 

• Policy 4.3, which states that the extraction, processing, and 
transportation of mineral aggregate resources must take place in a 
manner that minimizes social, economic, and environmental impacts­
and includes the objectives of minimizing negative impacts of mineral 
aggregate operations, defining haul routes and managing aggregate 
truck traffic, and providing an efficient, comprehensive planning review; 
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• Policy 4.3.4.2, which requires a site specific amendment to the NROP for 
applications to permit a mineral aggregate operation; 

• Policy 4.3.4.4, which states that applications to permit a mineral 
aggregate operation shall consider the potential for negative impacts on 
existing and future adjacent and surrounding land uses; and 

■ The City of Niagara Falls Official Plan, including: 

• Part 2, Section 9, which states that proposals for new extractive 
industrial uses require approval from the Ministry of Nature Resources 
under the Aggregate Resources Act and an Official Plan Amendment, 
which will be considered on the basis of various plans and submissions, 
including the location and use of all lands and buildings within 500 
metres of the boundaries of the proposed quarry; and 

• Policy 9.4, which states that to encourage land use compatibility between 
aggregate operations and adjacent properties, Council may request 
additional setbacks or separation distances be established by the 
Ministry of Natural Resources. 

o The Walker Response placed significant emphasis on Policy B.1.8.12.3 of the Rolling 
Meadows Secondary Plan (the "RMSP"), which is applicable to the Rudanco Lands in the 
neighbouring City of Thorold, to argue that Rudanco bears the sole onus for 
demonstrating land use compatibility. This is a narrow interpretation that not only ignores 
the planning and regulatory framework applicable to the Quarry Applications in the City of 
Niagara Falls, but also overlooks the following: 

■ An inn is currently located on the Rudanco Lands at 13030 Lundy's Lane, which 
is a sensitive land use within the meaning of the PPS, the Aggregate Resources 
Act, and the Ministry of Environment's Environmental Noise Guideline -
Stationary and Transportation Sources - Approval and Planning (NPC-300) 
("NPC-300"); 

■ Under the City of Thorold Zoning By-law No. 60-2019, a portion of the Rudanco 
Lands is subject to the C5 Zone, permitting campgrounds and places of 
assembly, which are sensitive land uses; 

■ Under the City ofThorold Zoning By-law No. 2140 (97), a portion of the Rudanco 
Lands is subject to the HC-4 Zone, permitting hotels, motels, assembly halls, art 
galleries, and museums, which are sensitive land uses; 

■ Rudanco's proposed residential use is already permitted under the City of 
Thorold Official Plan, which designates a portion of the Rudanco Lands as 
Residential; and 

■ Policy B.1.8.12.3 of the RMSP expressly states that: "Once the proponent has 
prepared the appropriate studies and the necessary mitigation is incorporated 
into the proposed development, if necessary, the utilization of such mitigation 
measures does not relieve the new mineral aggregate operation from providing 
appropriate setbacks and mitigation measures in order to achieve land use 
compatibility" [underline added] . 

117917203v5 
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Walker adopts an incomplete interpretation of the City of Thorold 's RMSP to place the 
entire onus of achieving land use compatibility on Rudanco. In doing so, Walker ignores 
the policies applicable to the Quarry Applications in the City of Niagara Falls and fails to 
acknowledge the broader policy framework applicable to both Walker and Rudanco in 
their respective contexts, as neighbouring lands in adjacent municipalities. While the 
policies establish an approach that seeks a balance in considering matters of 
compatibility and mitigation, the Walker Response is entirely dismissive of Walker's 
reciprocal role in the process. 

o Overall, the planning policy framework requires that new aggregate resource operations 
be reviewed comprehensively and established through an official plan amendment (both 
regional and locally) in order to ensure conformity with provincial , regional, and local 
policy objectives. The current legislative and planning context recognizes the housing 
affordability crisis in Ontario, with statutory initiatives and strong policy direction to 
increase the supply of housing as a primary objective. Although there are policies 
acknowledging the need to protect and capitalize on aggregate resources, when read 
together, the policy instruments establish a robust framework that ensures planning 
decisions appropriately balance a range of objectives, including residential growth and 
development. 

o To this end, to achieve land use compatibility, Rudanco has made several 
recommendations to Walker through the Comment Letter, including establishing 
operational setbacks to the Rudanco Lands, adopting alternative and more sensitive 
blasting and extraction methods (e.g., modifications to blasting design parameters, such 
as reducing the amount of explosive per delay, as has been adopted for certain other 
sensitive receptors), coordinating the phasing of quarry operations, establishing 
appropriate haul routes and site access that minimize adverse transportation impacts and 
divert truck traffic away from the residential neighbourhood planned for the Rudanco 
Lands, as well as other measures to mitigate noise, vibration, and air quality impacts on 
the Rudanco Lands. These recommendations would maintain the limits of extraction for 
the proposed quarry. Far from precluding or hindering the proposed aggregate extraction, 
Rudanco's recommendations will help to minimize adverse impacts from the quarry upon 
neighbouring lands and achieve greater land use compatibility, consistent with the 
requirements of the planning policy framework. The Walker Response provides no 
acknowledgment of any of these recommendations. 

• Identification of Rudanco Lands as a Point of Reception 

o A portion of the Rudanco Lands is: (1) already zoned for sensitive land uses; and (2) 
presently contains an inn, which is a sensitive land use under the PPS and NPC-300, as 
well as a sensitive receptor under 0 . Reg . 244/97 of the Aggregates Resources Act. 
Similarly, the proposed residential use of the Rudanco Lands will constitute a sensitive 
land use under the PPS and NPC-300, as well as a sensitive receptor under 0 . Reg. 
244/97. Nevertheless, the technical studies prepared in support of the Quarry 
Applications do not include any portion of the Rudanco Lands in their analysis. 

o The Walker Response refuses to address this deficiency, and instead, Walker simply 
reiterates its position that, based on Policy B.1.8.12.3 of the RMSP, Rudanco bears the 
onus for compatibility and mitigation. As discussed above, this position ignores Walker's 
own obligations to establish compatibility and introduce adequate mitigation, including the 
NROP, which specifically mandates consideration of future adjacent and surrounding 
land uses. 
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o The analyses contained within Walker's technical studies should be updated to recognize 
the Rudanco Lands as a sensitive point of reception relative to these studied impacts, 
and further review of the updated analysis will be required . 

• Unacceptable Transportation Impacts and Haul Routes 

o Haul Route Option 2, as identified in the Traffic Impact Study, prepared by The Municipal 
Infrastructure Group, Ltd., dated October 2021, is unacceptable to Rudanco given the 
significant adverse impacts it will have on the Rudanco Lands and other existing and 
planned residential communities. Rudanco's Comment Letter also enclosed a Technical 
Review of the Traffic Impact Study, prepared by Paradigm Transportation Solutions 
Limited, dated April 3, 2023 that provided certain recommendations for further studies on 
both of the routes considered by Walker. 

o The Walker Response expresses a preference for Haul Route Option 1 over Option 2 
(both as described in the studies), but sybject to its approval. The Walker Response does 
not address the recommendations in the Technical Review prepared by Paradigm 
Transportation Solutions Limited. 

o Rudanco recommends that Haul Route Option 1 remain the preferred route for the 
proposed Upper's Quarry and that certain other studies are to be done in connection with 
its assessment. 

• Technical Peer Reviews 

o In order to engage in meaningful dialogue with Walker and its technical advisors, 
Rudanco has commissioned the following expert reviews that formed part of the 
Comment Letter: 

■ Comments on Upper's Quarry Applications, prepared by Bousfields Inc., dated 
March 31, 2023; 

■ Peer Review Comments -Acoustic Assessment Report, prepared by Thornton 
Tomasetti, dated March 30, 2023; 

■ Peer Review Comments - Blast Impact Assessment Report, prepared by 
Thornton Tomasetti, dated April 3, 2023; 

■ Peer Review Comments -Air Quality Assessment Report, prepared by Thornton 
Tomasetti, dated March 30, 2023; and 

■ Technical Review - Traffic Impact Study, prepared by Paradigm Transportation 
Solutions Limited, dated April 3, 2023. 

The Walker Response largely ignored the specific Thornton Tomasetti comments, which 
included, among other issues, concerns about contradictory information in respect of the 
proposed extraction scenarios, contradictory and apparently incomplete information 
about assumed emissions from the quarry operations, incomplete information with 
respect to the noise impact assessment, and lack of reference to other approvals that are 
and will be required for the quarry, such as an Environmental Compliance Approval. 

Without complete and accurate information from Walker, it is not possible to have a full 
consideration of the appropriate measures to mitigate impacts and emissions from the 
proposed quarry. 
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• Lack of Notification 

o Rudanco did not receive notice of the March 23, 2022 open house held by Walker or of 
any of the related Planning Act applications. Rudanco appreciates receiving an overview 
of the notices given in connection with the Aggregate Resources Act application in the 
Walker Response, and we reiterate our expectation for Walker and the applicable 
authorities to provide all further correspondence and notices in respect of the Quarry 
Applications moving forward. 

For the above reasons, as well as those articulated in the Comment Letter and any others that we reserve 
the right to bring forward , Rudanco recommends that Walker's application for a licence pursuant to the 
Aggregate Resources Act be refused . 

We appreciate your attention to this matter. 

Yours truly, 

For: Calvin Lantz 

CL/jsc/as 

Enclosures 

cc. Jonathan S. Cheng, Stikeman Elliott LLP 
Alexa Cooper, City of Niagara Falls 
Britney Fricke, Regional Municipality of Niagara 
Client 
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Stikeman Elliott LLP Stikeman Elliott Barristers & Solicitors 
5300 Commerce Court West 
199 Bay Street 
Toronto, ON Canada M5L 189 

Main: 416 869 5500 
Fax: 416 947 0866 
www.stikeman.com 

Calvin Lantz 
Direct: +1 416 869 5669 
CLantz@stikeman.com 

April 3, 2023 By E-mail 

File No.: 151510.1002 dwalker@mhbcplan.com 
ARAapprovals@ontario.ca 

Walker Aggregates Inc. Ministry of Natural Resources and Forestry 
c/o MHBC Planning Aggregates Section 
7050 Weston Road, Suite 230 4th Floor, 300 Water Street 
Woodbridge, ON Peterborough, ON 
L4L 8G7 K9J 3C7 

Attention : Ms. Debra Walker 

Dear Sirs/Mesdames: 

Re: Walker Aggregates Inc. 
Upper's Quarry - Application for Class A Licence 
ARA Licence Application No. 626562 
Commenting Letter - Rudanco Hospitality Corporation - 13030 Lundy's Lane, 
Thorold 

We are counsel to Rudanco Hospitality Corporation, the owner of the properties comprising 
approximately 23 hectares of land at the northwest corner of Lundy's Lane and Thorold Townline Road in 
the City of Thorold (the "Rudanco Lands"). The Rudanco Lands include the property municipally known 
as 13030 Lundy's Lane, Thorold, as well as certain other non-addressed parcels, as described and 
illustrated in the letter enclosed herein by our client's land use planners, Bousfields Inc. 

Our client is in the process of finalizing its planning applications to develop the Rudanco Lands as a new 
mixed-use subdivision , which will introduce a significant number of residential uses in a range of built 
forms, including single-detached dwellings, townhouse dwellings, as well as mid-rise and high-rise 
buildings. This development proposal represents the culmination of almost two years of active 
engagement on the part of our client with the City of Thorold, Niagara Region , and other commenting 
agencies and governmental authorities. Over these past several years, our client has attended two pre­
application consultation meetings with staff from the City of Thorold and Niagara Region and has made 
multiple revisions to its proposal, including a significant increase in the proposed residential density in 
response to staff's requests . 

Our client was surprised to learn of the applications submitted by Walker Aggregates Inc. ("Walker") 
under the Planning Act and the Aggregate Resources Act (the "Quarry Applications") for the proposed 
Upper's Quarry, which is located approximately 71 metres to the north and east of the Rudanco Lands. 
We understand that a public open house was held on March 23, 2022 for the Quarry Applications­
however, our client did not receive notice of this open house or any of the related Planning Act 
applications . 

Given the close proximity between the Rudanco Lands and the proposed Upper's Quarry, it is critical that 
our client be included in all notifications, consultations, and public meetings in respect of the Quarry 
Applications. While our cl ient did receive notice of the public information session held pursuant to the 
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Aggregate Resources Act by Walker on March 1, 2023, it is imperative that we and our client are 
circulated with all notices related to the Quarry Applications, including those involving the Planning Act 
processes. 

Our client and its consultant team have reviewed the site plan and reports submitted by Walker in support 
of the Quarry Applications, and we are hereby writing to express our client's serious concerns regarding 
Walker's proposal. 

These concerns are articulated in greater detail through the preliminary peer reviews prepared by our 
client's consultants, which , for reference, are enclosed with this commenting letter: 

1. Commenting Letter, prepared by Bousfields Inc., dated March 31, 2023; 

2. Peer Review Comments -Acoustic Assessment Report, prepared by Thornton Tomasetti, dated 
March 30, 2023; 

3. Peer Review Comments - Blast Impact Assessment Report, prepared by Thornton Tomasetti , 
dated April 3, 2023; 

4. Peer Review Comments - Air Quality Assessment Report, prepared by Thornton Tomasetti, 
dated March 30, 2023; and 

5. Technical Review - Traffic Impact Study, prepared by Paradigm Transportation Solutions Limited, 
dated April 3, 2023. 

In summary, these concerns include, among other things: 

• Land Use Compatibility 

o The Rudanco Lands are designated Residential, Highway Commercial, and Employment 
- Prestige Industrial under the City of Thorold's Official Plan. The portion of the Rudanco 
Lands nearest to the proposed quarry are designated as Residential. 

o As summarily described in the Commenting Letter prepared by Bousfields Inc., the 
proposed quarry raises serious issues of conformity with the policy framework at the 
Provincial, Regional, and Local level, particularly in view of the potential adverse impacts 
on future adjacent and surrounding land uses. 

o Careful consideration must be given to the interface between the proposed quarry and 
the Rudanco Lands, particularly as the portion of the Rudanco Lands designated as 
Residential is nearest to the proposed quarry, with only ~71 metres separating the two 
land holdings. 

o If Walker intends to proceed with seeking approval for the proposed quarry, the Quarry 
Applications should be modified to incorporate appropriate mitigation measures to 
minimize adverse impacts on planned sensitive land uses. These measures include 
establishing operational setbacks to the Rudanco Lands, alternative and more sensitive 
blasting and extraction methods, coordinating the phasing of the quarry operations, 
establishing appropriate haul routes and site access that minimize adverse transportation 
impacts and divert truck traffic away from the residential neighbourhood planned for the 
Rudanco Lands, and other measures to mitigate noise, vibration, and air quality impacts 
on the Rudanco Lands. 
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• The Rudanco Lands Should Be Identified as a Point of Reception 

o It is deeply concerning that the technical studies supporting the Quarry Applications fail to 
recognize the Rudanco Lands as a point of reception to be studied relative to various 
impacts. The studies also fail to recognize as sensitive receptors other lands within 500 
metres of the proposed quarry, including draft-approved plans of residential subdivision. 
This deficiency exists across various studies, including the Blast Impact Analysis, 
prepared by Explotech Engineering Ltd., dated October 2021, the Acoustic Assessment 
Report, prepared by RWDI AIR Inc., dated October 28, 2021, and the Air Quality 
Assessment, prepared by RWDI AIR Inc., dated October 26, 2021 . The analyses 
contained within Walker's technical studies should be updated to recognize the Rudanco 
Lands as a sensitive point of reception relative to these studied impacts, and further 
review of the updated analysis will be required . 

• Unacceptable Transportation Impacts and Haul Routes 

o Our client is strongly opposed to any quarry operations that introduce adverse 
transportation impacts to existing and planned residential areas, including the Rudanco 
Lands. In particular, we note that the Traffic Impact Study, prepared by The Municipal 
Infrastructure Group, Ltd., dated October 2021, has identified Haul Route Option 2 as a 
potential route for truck and other quarry-related traffic; this option involves a circuitous 
route that directs truck traffic onto Lundy's Lane and within close proximity to the 
Rudanco Lands. Such a routing is unacceptable given the adverse transportation-related 
impacts upon the Rudanco Lands and other existing and planned residential 
communities . 

The preliminary peer reviews enclosed with this commenting letter outline the numerous concerns to be 
addressed by Walker in the course of the Quarry Applications. These concerns engage fundamental 
policy and technical issues that ultimately involve land use compatibility between the proposed quarry and 
the Rudanco Lands, which have been planned for significant urbanization and residential growth. Our 
expectation is for meaningful engagement and response on the part of Walker, and we fully intend to 
continue advancing these concerns, and any others that we discover and bring forward, in the context of 
the Quarry Applications and any ensuing adjudicative process. 

Thank you for your consideration. If you have any questions or concerns, please do not hesitate to 
contact me. 

Yours tru ly, 

For: Calvin Lantz 

CL/jsc 
Enclosures 
cc. Jonathan S. Cheng, Stikeman Elliott LLP 

Alexa Cooper, City of Niagara Falls 
Britney Fricke, Regional Municipality of Niagara 
Client 
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Project No. 2097 

March 31, 2023 

Peter Horn 

Rudanco Hospitality Corporation 

Via email: 

Dear Peter, 

Re: Comments on Upper's Quarry Applications as it Relates to Rudanco 
Lands at 13030 Lundy's Lane, and PINs 640570070, 640570049, and 

640570058 (Regional File# ROPA 22 and City File# AM-2021-025; ARA 

Licence Application No. 626562) 

As requested we have reviewed the proposed applications for the Upper's Quarry 

located on Part of Lots 119, 120, 136 and 137 in the former Township of Stamford, 

now in the City of Niagara Falls, Region of Niagara (the "Quarry Application") as it 

relates to lands owned by Rudanco Hospitality Corporation ("the owner") at 13030 
Lundy's Lane, and three other non-addressed parcels, which are PINs 640570070, 

640570049, and 640570058, in the City of Thorold (the "Rudanco Lands"). The 

Rudanco Lands are approximately 23 hectares in size and represent a major 

development opportunity at the northwest corner of Lundy's Lane and Thorold 

Townline Road, in the City of Thorold. 

As you are aware, we have initiated work for the development of the Rudanco Lands 

for a new mixed-use subdivision, which will include a large proportion of residential 

uses (i.e. , new homes). The objective of our review of the Quarry Application is to 

review it in the context of the applicable planning policy framework to ensure it provides 

for a development compatible with the planned development of the Rudanco Lands. 

A map of the Rudanco Lands (shown in red) in relation to the nearest limits of the 

proposed Quarry Application is provided below in Figure 1. As illustrated, the Rudanco 

Lands are located approximately 71 metres to the southwest of the Quarry Application 

limits, which is also the area proposed for the first phase of extraction under a new 

3 Church St. , #200, Toronto, ON M5E 1M2 T 416-947-9744 F 416-947-07 8 1 www. bousfields. ca 
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licence under the Aggregate Resources Act, R.S.O. 1990, c. A.8, as amended (the 
"ARA"). 

Figure 1 - Rudanco Lands and Distance to Proposed Upper's Quarry 

roposed U 
f Upper' 

1.0 BACKGROUND 

A formal pre-application consultation ("PAC") meeting occurred on June 3, 2021, to 

discuss the development of the Rudanco Lands for a new mixed-use residential and 

commercial subdivision, the concept for which is attached as Attachment 1. During 

the June 3, 2021, PAC meeting, there was no mention of the Quarry Application to the 

2 
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northeast. In this regard, we have attached a record of the PAC minutes from that 

meeting as Attachment 2, which the Region of Niagara attended. 

In reviewing the comments received from the City of Thorold to date and in reviewing 

the comments received from the circulation agencies and other departments, including 

the Region of Niagara and Ministry of Transportation ("MTO"), our team worked to 

create a new plan that reflected the theme of those comments. The two main 

comments were from the City of Thorold staff who requested significantly more density 

overall on the Rudanco Lands and specifically in the southeast corner, as well as 

comments from the MTO who had an issue with entrances along Highway 20. 

An updated concept was filed to the City of Thorold on November 17, 2022, and a 

second PAC meeting was held with City staff and agencies. The revised plan, which 

we have attached for your reference as Attachment 3, included increased density 

both overall and along Highway 20, as requested by City staff. To create this plan, our 

team worked with MTO staff to address site constraints regarding vehicular access to 

the Rudanco Lands off Highway 20, which was determined to be non-permissible. A 

record of the second PAC meeting is attached as Attachment 4. During the second 

PAC meeting, there was some reference to a nearby Quarry Application, which 

location we tried to clarify in the meeting using visuals. It was generally understood 

that the quarry being referenced by City and Regional staff was the existing Walker 

Aggregates Quarry (Licence No. 11175) located more than 4-kilometres to the north 

of the Rudanco Lands. During the second PAC meeting, the Region also provided 

information about the potential for a different quarry application near to the Rudanco 

Lands that should be considered in the context of any future applications made under 

the Planning Act. However, at that time, City and Regional staff were not able to 

confirm the location of this potential other quarry application. 

Since the second PAC meeting, we have now become aware of the Quarry 

Application, including the materials submitted in support of the applications. 

Accordingly, it is our understanding that Walker Aggregates Inc. ("Walker") is 

requesting amendments to the Region of Niagara Official, the City of Niagara Falls 

Official Plan, and the City of Niagara Falls Zoning By-law No. 79-200, to permit a 

quarry with associated processing and recycling of aggregate material, including an 

asphalt and concrete mixing plant. As well, Walker has filed an application under the 

ARA for a new Category 2 (Below Water Quarry) - Class A License to the Ministry of 

Natural Resources and Forestry (the "MNRF"). 

3 
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1.1 Proposed Development of the Rudanco Lands 

The proposed development (see Attachment 3) will result in the provision of a range 

and mix of residential built forms, including single-detached dwellings, townhouse 

dwellings, mixed-use mid-rise dwelling units, and high-rise dwelling units potentially in 
a mixed-use format. The proposed building heights range from 1 storey to 16 storeys, 

with the highest density in the southeast corner. 

Applications to amend the City's Official Plan and Zoning By-law are required to 

implement the proposed development. The Official Plan Amendment is required to 

increase height and density for a portion of the Rudanco Lands, and to provide for 

mixed-use permissions on other portions. 

2.0 COMMENTS ON QUARRY APPLICATION & SUPPORTING MATERIALS 

We have reviewed the Quarry Application and supporting materials and provide the 

following comments: 

2.1 Consultation 

We attended the applicant led community meeting for the Quarry Application on March 

1, 2023, under the ARA process. It was informative. However, the owners of the 

Rudanco Lands should have been notified of the Planning Act aspects of the Quarry 

Application, including any public meetings held in respect of the proposed quarry. Any 

future public correspondence related to the Quarry Application should be circulated to 

the owners of the Rudanco Lands. 

2.2 Land Use & Compatibility 

The Rudanco Lands are designated Highway Commercial, Residential, and 

Employment - Prestige Industrial on Schedule A-3 of the City of Thorold Official Plan 

(the 'TOP"). The predominant use of the lands designated as Residential on Schedule 

A-3 is for residential dwellings, and a variety of secondary uses, including stormwater 

management facilities. At the nearest interface with the proposed Upper's Quarry, the 

Rudanco Lands are designated Residential, and therefore, the proposed uses are 

permitted at the Official Plan level, as of right. 

Section 2.5 of the 2020 Provincial Policy Statement ("PPS") provides policy direction 

with respect to Mineral Aggregate Resources. In this regard, Policy 2.5.2.2 states that 
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extraction shall be undertaken in a manner which minimizes social, economic and 

environmental impacts. 

In addition, Policies in Section 4.3 of the Niagara Region Official Plan (the "NROP") 
state that new mineral aggregate operations are not permitted within settlement areas 

(Policy 4.3.4.1 ). Applications to permit a mineral aggregate operation shall consider 

the potential for negative impacts on existing and future adjacent and surrounding 

land uses (emphasis added), potential for negative impacts on views, vistas, air 

quality, noise vibration, social, and health impacts, proposed haul routes, and the 

potential impacts on roads and other users of the infrastructure, as well as other 

potential impacts (4.3.4.4 ). 

At the local level, Section 9 of the City of Niagara Falls Official Plan ("NFOP") 
establishes land use policies pertaining to the extraction of mineral aggregate 

resources. Accordingly, proposals for new or expanded extractive industrial uses need 

approval from the Ministry of Natural Resources under the Aggregate Resources Act. 

They also require an Official Plan Amendment and detailed plans and submissions 

prepared to the satisfaction of the City. Proposals for new or expanded aggregate 

operations must include, among other things, the location and use of all lands and 

buildings within 500 metres from the boundaries of a proposed quarry. 

In considering any application to establish a new extractive aggregate operation, 

Niagara Falls City Council must have regard to a variety of matters, including the effect 

of the proposed extractive operation on the roads and traffic patterns in the area, and 

the amounts of noise, vibration, dust, traffic and related factors which may affect 

properties and their occupants in the surrounding area, among others. 

Accordingly, Policy 9.4 provides that, to encourage land use compatibility between 

aggregate operations and adjacent properties and their occupants, Council may 

request additional setbacks or separation distances, established by the Ministry of 

Natural Resources through the licensing process. 

Similarly, residential uses must be suitably separated from and shall not be permitted 

to encroach on lands used for extractive aggregate operations. 

Generally, when establishing new or expanding existing aggregate operations, land 

use compatibility is paramount to good land use planning. 
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In our opinion, the Quarry Application has not fully assessed the proposal against the 

land use compatibility policies in the NROP or NFOP and specifically those policies 

that call for the new applications to consider negative impacts on planned residential 

land uses in adjacent areas. In this regard, it is our opinion that the Quarry Application 

and supporting studies should be updated to recognize the Rudanco Lands and any 
other lands designated for residential or mixed-use in the NFOP, including lands 

similarly designated through the neighbouring City of Thorold Official Plan. 

Accordingly, at the nearest interface with the proposed Quarry Application, the 

Rudanco Lands are designated Residential. 

In our opinion, this will require modifications to the Quarry Application that will mitigate 

impacts on planned sensitive land uses. This includes an appropriate setback of the 

area of extraction to surrounding sensitive land uses, alternative and more sensitive 
blasting and extraction methods, the most appropriate truck route that directs truck 

traffic away from planned residential neighbourhoods, and other revisions that will 

mitigate any noise, vibration and air quality impacts on the surrounding planned 

residential and mixed-use land uses. 

2.3 Noise, Vibration, and Air Quality 

We have reviewed the Blast Impact Analysis ("BIA") dated October 2021 prepared by 

Explotech. The BIA characterizes the lands surrounding the proposed quarry as 

agricultural areas with a limited number of residential structures within 500m. 

Furthermore, the closest sensitive receptors identified are set out in Table 1 of the BIA 

entitled "Closest Sensitive and Non-Sensitive Receptors". 

The Rudanco Lands are not identified in Table 1 of the BIA as a sensitive receptor, 

nor are they identified in the table at all. The properties identified in Table 1 of the BIA 

include only existing uses, and do not account for planned or draft-approved residential 

or mixed uses within 500 metres of the proposed quarry, including the Rudanco Lands. 
This, in our opinion, does not conform to the NROP or NFOP, which specifically 

requires new aggregate operations applications to study impacts on planned 

residential and mixed-use land uses in adjacent areas. 

Sensitive Receptors are defined in 0. Reg 244/97 under the ARA, and include a school 

or childcare centre, or any residence or facility at which at least one person sleeps, 

including a long-term care home, hospital, trailer park or campground. Accordingly, 0. 
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Reg 244/97 also provides conditions of a licence and permit under the ARA, which 

generally include providing dust control measures and noise mitigation measures. 

It is our opinion, that the Rudanco Lands should be treated as a sensitive receptor, so 

that appropriate noise, vibration, and air quality measures can be identified prior to any 

staff recommendation, and to ensure that both proposed uses can function 

without hinderance. Accordingly, the BIA and other studies should be updated to 

provide this analysis relative to the Rudanco Lands. 

3.0 CONCLUSIONS & NEXT STEPS 

For the reasons outlined herein, it is our opinion that the Quarry Application has not 

adequately addressed the policies for establishing a new aggregate operation in the 

NROP or NFOP. Furthermore, in our opinion, the Quarry Application should be revised 

to address compatibility matters with existing and planned residential and mixed-use 

land uses in adjacent areas. In our opinion, this will result in changes to the Quarry 

Application that should increase the setback of the proposed extraction area relative 

to planned residential and mixed use areas (including the Rudanco Lands), change 

the extraction methods to utilize a more appropriate and less impactful blasting 

technique, reduce noise, vibration and air quality issues on the surrounding planned 

residential and mixed use areas (including the Rudanco Lands), and confirm a truck 

haul route that is the most appropriate in mitigating potential impacts to planned 

residential and mixed use areas (including the Rudanco Lands). 

We suggest a meeting with the applicant and their consultant team to discuss our 

concerns and potential modifications to the Quarry Application proposal. We also 

suggest that you request to be notified of all future correspondence and meetings 

related to the Quarry Application. 

Yours very truly, 
Bousfields Inc. 

David Falletta MCIP, RPP 
Partner 

es/DF:jobs 
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ATTACHMENT 1: First Concept Plan 
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ATTACHMENT 2: First Pre-Application Consultation Comments 
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~ Pre-Application Consultation 
Planning Meeting Form 

Persons intending to submit a planning application for a proposed development are required to consult with city 
staff and agencies prior to submitting the application by attending a scheduled pre-consultation meeting (schedule 
available on the website) . A planning application may be deemed incomplete if a required pre-consultation meeting 
has not taken place. A pre-consultation meeting will identify what is required to be submitted for a complete 
application and will provide the opportunity to discuss: 

• the nature of the application; • the need for information and/or reports to be submitted with 
• the planning approval process; the planning application; 
• development and planning issues • application fees and other matters, as determined. 

Please submit completed pre-application form (Question 1 thru 9 only, legal size) and concept 
plan to the Planning Department or email to Angela.Nesbitt@thorold.ca. Staff will notify you 
of your meeting date and time. 

MEETING VENUE CHOICE: - ZOOM MEETING - TELEPHONE CONFERENCE 

1. Site Address: 13030 Lundys Lane (Hwy 20) 

Approximate Land Area (metric): __-~2=2=.S~h~a~-------­

Site Legal Description: Part of Lot 89 

Owner/Agent Contact Information: 

Name of Owner: -~R~u~d=a~n~co~H=o=s~pi=ta=l=ity~C~o~. c=/~o=J=e~re~m=i=a~R~u~d=a~n_________ 

Phone Number:-••••■----- Email 

Agent Contact: -~P~e~te=r~H~o=r~n_-_H~or~n~D~e=s~ig=n~&~C~o~n~s~u~lt=in=g~l~nc=·---------

EmailPhone Number : -••••■-----

A,ppI'IcafI0n Type: 

□ Regional Official Plan 
Amendment 

□ Draft Plan of 
Condominium 

C Zoning By-law 
Amendment 

151 Local Official Plan 
Amendment 

□ -Vacant Land/Common 
ElemenUConversion 

□ Other 

□ Draft Plan of Subdivision □ Site Plan Approval □ Minor Variance 

□ Consent (Land Severance) □ NEC Amendment/Dev't 
Permit 

□ 

2. Brief description of proposed development: 

Based on the preliminary development concept, the proposed draft plan of subdivision will be 

comprised of new residential lots as well as blocks for highway commercial and prestige 

employment. The subdivision will be serviced by new road network with municipal servicing and 

utilities.. 

3. Existing Regional Policy Plan Designation : --~□~e=s=ig=n~a=te=d~G~re=e~n~fi=e~ld~A~r~e=a_______ 

Conformity with Regional Policy Plan land use ID Yes D No D Unknown 
designations and policies? 

If 'No' , what is the nature of the amendment needed? 

PDS-C 59-2023
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4. Check All Applicable: 0 Brownf·1eld IEi) Greenfield D Built-up 

□ NEP D Greenbelt D Local CIP Area 

5. Development Charges D Region D Local 

6. Existing Local Official Plan Designation: Residential. Highway Commercial - Employment­

Prestige Industrial, Aggregate Impact Area 

Conformity with Official Plan land use designations and D] Yes □ No D Unknown 

policies? 

If 'No', what is the nature of the amendment needed? 

7. Existing Zoning: --~F~D~- Conformity with Existing Zoning? D Yes IEiJ No D Unknown 

8. If 'No', what is the proposed zoning: 

9. Is Site Plan approval required? D Yes □ No D Unknown 

10. Fees Required at time of Submission of the Application: 

Application 
Local Planning 
Department 

Region of 
Niagara 

Niagara 
Peninsula 
Conservation 
Authority 

Other Fees 

Regional Policy Plan 
Amendment 

Local Official Plan 
Amendment 

$5,760 $9,815 

Draft Local Zoning 
By-law Amendment 
Zoning By-law 

Amendment 
$7,060 $1,315 

Plan of subdivision 

$8,830 + $55 per 
lot/block (max 
$13,050) 

$5,235 + 
$1,160 per 
hectare(max 
$22,840) 

Plan of Condominium 

Consent 

Site Plan Control or 
Amendment 

Other 

Major Urban 
Design Review 
- $625 
Stormwater 
Management 
Review Fee -
$1,870 

TOTAL 

Notes: 

• Notwithstanding the fees noted above, all fees are payable based upon the rate in the fee 
schedule by-law in effect on the date the application is received . 

• Further fees may be required at a later date as per the fee schedule by-law. 
• Separate cheques shall be made payable to the appropriate agency. 
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11. Additional Agencies to be contacted: 

D Hydro D Pipelines D NEC D Other: ________ 
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12. Required Information and Studies to be submitted with the Application(s).AII studies, 

plans, drawings MUST be in compliance with AODA. Planning applications WILL NOT be 

deemed complete unless all application material is AODA compliant. Studies identified 

may require a peer review at the cost of the developer. 

Reports, Studies, Plans 
(See Notes for additional details) 

No. of Copies 
Notes 

Digital Paper 

Planning Justification Report (incl Draft OPA & ZBA 

Bylaws & Urban Design Review)) 
1 2 

Draft Plan of Subdivision 1 2 

Building Elevations (for building visible from Hwy 20) 1 2 

Land Use/Market Needs 

Landscape Plans (for buildings visible from Hwy 20) 1 2 

Archaeology Assessment 1 2 

Phase 1 & 2 Environmental Site Assessment (for RSC 

purposes) 
1 2 

Environmental Impact Study 

Environmental Planning Study/ Sub-Watershed Study 

Tree Inventory Preservation Plan 

Floodplain and Hazard Lands Boundary Plan 

Geotechnical 

Environmental Site Assessment 

Air Quality/Noise & Vibration Study 

Agricultural Impact Assessment 

Functional Servicing Report 1 2 

Minimum Distance Separation I & II 

Mineral Aggregate Resources 

Noise & Vibration Study (incl 06 review) 1 2 

Stormwater Management Report 1 2 

Photometric / Illumination Plan 1 2 

Parking Study 

Slope Stability Report 

Traffic Impact Study 1 2 

Hydrogeological Study and Private Servicing Plans 

Soil report 

Financial Impact Assessment 

Servicing Plan 

Grading Plan 

Risk Management Study 

Gas Well Study/Gas Migration Study 

Wind Study 

Site Servicing Plan 
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13.Additional Comments: 

Refer to comments at end of document. _________________ 

14. Incentive Programs: 

15. Site Visit: 

Notes: 

1. The purpose of this document is to identify the information required to commence processing 
and evaluating an application as set out in the Planning Act. This pre-consultation process is 
designed to proceed based on the mutual agreement of the parties as shown by the signatures 
below. 

2. Pre-consultation does not imply or suggest any decision whatsoever on behalf of staff or the 
municipality to either support or refuse the application. 

3. The applicant should be aware that the information provided is accurate as of the date of the 
pre-consultation meeting. Should an application not be submitted in the near future, and should 
other policies, by-laws or procedures be approved by the Province, Municipality, Region or other 
agencies prior to the submission of a formal application, the applicant will be subject to any new 
policies, by-laws or procedures that are in effect at the time of the submission of a formal 
application . 

4. Any application submitted without the information identified in this Pre-consultation Document 
will be deemed incomplete and not processed . Alternately, staff may recommend refusal of the 
application based upon insufficient information to properly evaluate the application . 

5. The applicant acknowledges that the Municipality and Region considers the application forms 
and all supporting materials including studies and drawings, filed with any application to be public 
information and to form part of the public record . With the filing of an application, the applicant 
consents and hereby confirms that the consent of the authors of all supporting reports have been 
obtained , to permit the Municipality and Region to release the application and any supporting 
materials either for its own use in processing the application , or at the request of a third party, 
without further notification to, or permission from , the applicant. 

6. It is hereby understood that during the review of the application additional studies or information 
may be required as a result of issues arising during the processing of the application or the 
review of the submitted studies. 

7. The Municipality or Region may require a peer review. The Terms of Reference for a peer review 
is determined by the Municipality or Region and paid for by the applicant. 

8. Some studies may require NPCA review and clearance/approval. In this instance the NPCA 
review fee shall be paid by the applicant. 

9. All plans and statistics must be submitted in metric. 

10. This Form will be valid for one year from the date of the meeting. Any applications that are 
required should be submitted prior to the one year expiration or a new meeting will be required . 
If an application is not submitted within 1 year, it is advisable that the applicant confirm with the 
municipality the directives of the original pre-consultation meeting. 
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Signatures: 

Brynne O'Neill 
Planning Staff Planning Staff (signature) Date 

Planning Staff Planning Staff (signature) Date 

Public Works Staff Public Works (signature) Date 

Engineering Staff Engineer (signature) Date 

Building Division Staff Building Division (signature) Date 

Fire Department Staff Fire Department (signature) Date 

Regional Staff Regional Staff (signature) Date 

Regional Staff Regional Staff (signature) Date 

NPCA Staff Conservation Staff (signature) Date 

Agent Agent (signature) Date 

Owner Owner (signature) Date 

Owner Owner (signature) Date 

Other Other (signature) Date 

Other Other (signature) Date 

Other Other (signature) Date 

Pre-Consultation Meeting Date: ___,J""u""'n-=-e-'3~2-=-02=1~---­
ro be completed by staff. 
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NOTES: 

Planning: 
• Applications include Official Plan Amendment, Zoning By-law Amendment, Draft Plan of 

Subdivision 
• The Official Plan Amendment is required as a portion of residential is proposed where lands 

are designated commercial (lands fronting on to Highway 20) . The OPA is required to 
redesignate these lands residential 

o If the proposed plan is redesigned to remove the residential from the commercial 
lands, no OPA is required . 

• Zoning By-law Amendment is required to rezone the lands from Future Development Zone 
to appropriate zone categories. 

• The Planning Justification Report shall contain a review of the Rolling Meadows Urban 
Design Guidelines, and how the proposal is consistent with these guidelines. 

• An Employment Area is located adjacent to the site. Due to this, a review of D" guidelines 
must be submitted with the application 

• A large portion of the site is within the Aggregate Impact Area. Operational noise, blasting 
and traffic from the aggregate use must be analyzed through a Noise & Vibration Study and 
Traffic Study. 

• The 'U' shaped road at the north end of the proposal shows connections to the land to the 
north. There is no draft approval on these lands, and therefore nothing for this to connect to. 
The Draft Plan should be redesigned to ensure there are exisiting and draft approved 
connections, OR this "U" shaped road will need to be approved through a separate 
application once there is a clear connection . 

• Parkland should be considered in design. 
• Submission shall include: 

o Planning Justification Report 
o Traffic Study 
o Draft Plan of Subdivision 
o Noise & Vibration Study 

• Must address the 06 guidelines for residential in proximity to industrially 
designated lands 

Engineering: 
• The Developer needs to enter into a Subdivision agreement with the City of Thorold 
• Functional Servicing Report needs to be submitted for review 
• Storm water management plan / report needs to be submitted for review 
• Noise / Vibration study needs to be submitted for review 
• Traffic Impact Study needs to be submitted for review 
• In order to provide water service to the proposed subdivision, Watermain needs to be extended 

along Hwy 20 from intersection of Hwy 20 & Hwy 58 
• Park land allocation should be considered in the subdivision design in the area adjacent to the 

Hydro corridor 
• Subdivision Roads design should consider the City of Thorold Transportation Master plan 

recommendations for road ROW and pavement widths 

NPCA: 
• No comments 

MTO: 
The following are the Ministry's (MTO) pre-consultation/preliminary comments: 

• In principle, we have no objection with the proposed application.s. 

• Subject lands are located within the ministry's permit control limits; hence, MTO permits will be 
required (e.g. grading/servicing, building and land use, etc..). Please make the applicant 
aware that MTO permits will need to be secured prior to the commencement of any on-site 
works. 

• At this time, setbacks will be a minimum of 14.0m from all ministry lands. No features which 
are essential to the overall viability of the site are permitted within the MTO 14.0m setback 
area. Essential features include, but are not limited to , buildings/structures {above or below 
grade), required parking spaces (required per the municipal zoning by-law) , retaining walls , 
utilities (includes parking lot lighting), stormwater management features , snow storage, loading 
spaces, fire routes, essential landscaping, etc. Please note that non-essential parking may be 
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located within the MTO 14.0m setback area and must be set back a minimum of 3m from the 
MTO property line. 

• All access from the subject lands will need to adhere to the ministry's Highway Access 
Management Guidelines. As a result, no access to Highway 20 will be permitted and all road 
connections to Thorold Town Road will need to be spaced accordingly (min 400m). 

• Information regarding the ministry's application process, permits, forms and policies can be 
found at the following link: 

http://www.mto.qov.on .ca/engl ish/engineering/managemenUcorridor/build ing.shtml 

• As part of the future formal subdivision application, MTO will most likely impose draft plans 
conditions for (i) Engineering/internal road construction plans, (ii) Lighting , 
(iii) Drainage and, (iv) Traffic. Please make the applicant aware that any required highway 
improvements, as a result of the subject development, will require the proponent to enter into 
a legal agreement with MTO. Proponent will be 100% responsible for all associated costs 
(design/construction, etc.. ). 

• The following materials will most likely need to be submitted by the proponent to support 
MTO's draft plan conditions: 

o One (1) digital copy of the subdivision; 
o One (1) digital copy of the civil engineering plans, stamped and signed by a 

Professional Engineer of Ontario; 
o One (1) digital copy of a Stormwater Management Report, stamped and signed by a 

Professional Engineer of Ontario; 
o One (1) digital copy of the Traffic Impact Study, prepared by a RAQS qualified 

consultant, stamped and signed by a Professional Engineer of Ontario. 
o One (1) digital copy of the Landscape Plans. 
o One (1) digital copy of the Illumination Plan and associated materials. The Illumination 

Plan is to include: 
• To-scale plan showing the site location and the highway 
• Lighting layout showing pole/luminaire locations and orientation 
• Luminaire installation info such as mounting height, orientation angle, shielding 

info, etc. 
• Luminaire material info including catalog info and photometric data file 
• Lighting calculation plan showing horizontal illuminance levels at and beyond the 

MTO right-of-way in metric units of lux to 1 decimal place minimum 

Regarding light trespass onto MTO right-of-way, the ministry requires zero light 
trespass onto our right-of-way. 

Please ensure that the MTO 14.0 m setback line is clearly and accurately illustrated 
on all plans. Also, non-essential parking within the 14.0 m setback must be clearly 
identified with a note on all plans. 

All plans/materials and/or technical submissions must adhere to MTO standards. 
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Niagara Region - Development Services Division 

Pre-Consultation Notes 

13030 Lundy's Lane (Highway 20). Thorold 
June 3, 202 1 

Attendees 

Alex Morrison (Region); Matteo Ramundo (Region); Brynne O'Neill (City); Sarah Burjaw (City); Ashley Lee 
(City): Sean Dunsmore (City); Jeremla Rudan (Owner - Rudanco Hospitali ty); Peter Horn (Agent - Horn 
Des gn & Consulting Inc.); David Falleta (Agent - Bousfields Inc.): Michael Gojsic (Agent); Evan Sugden 
(Agent - Bousfields Inc.); Rob Melick (Agent - MTE): Mllana Caponclol (Assistant lo Land Ovmer) . 

Type of Applicallon: Zoning By-law Amendment I Draft Plan of Subdivision. 

Application Description 

Applicant Is proposing a Draft Plan of Subdivision consisting of development blocks for residential and h!ghway 
commercial I prestige employment uses. The subdlvlslon will be serviced by a new road nell"°rk with municipal 
servicing and utilities. 
Applicant has received additional lnfonnalion since the concept was lnltlally submitted and Is contfnulng to 
evolve. Applicant Is aware of Aggregate Impact Area Influence and would llke to beUer understand the Cilys 
requirements \•A thln the Official Plan. 

Regional Offlclal Plan Designation 

• Urban Area (Designated Greenfield Alea). 

Planning Comments 

Regional staff do not object to the proposal In pr inciple, as the proposed uses 'Mil help to support a complete 
community concept by Incorporating a mix of land uses. 
The Regional Official Plan directs for development on Designated Greenfield Areas to support a minimum 
density 1orget of 50 people ond jobs hectare, ns well as help the achievement ol complete comrnu11lties by 
planning for a variety or amenities and housing types. 
Stnff notes lhol the property Is localed In a high vlslb81 ty oreo ond hould feature a mix of housing types I 
denshles (inctudlng medium ond h gh densities. perhaps l-5 storeys), as well as parklond and open space. 
Regional stoff notes lhal the site Is nanked by two Regional Roads (Regional Road 20 nd Regional Road 70). 
as well as Is Influenced by on Aggrega te Extraction Area. As such, a Noise and Vibration Study Is required to 
examine tr nsportotion•telated noise associated to these roads and recommend appropriate mltlgatloo 
measures lor sit I building designs (if ny). 

t-
Further, o Planning Jushficatlon Report with 0-6 Land Use Compul,bility justification Is required to demonstrate 
that proposed uses are can be appropriately accornmodaled on site with llmited to no adverse impacts from 
the nearby aggregate operations. 
Reg onal stall request that crnploymcnl uses envisioned for Iha employment block be mindful and designed In 
e manner thal respects nearby sensitive land uses. 
Staff not s !hot if the employment ls n edod to m et greenfleld area calculotroos, then It should be le>csted In 
area thol can be readily developed. Currently, the northerly l11nds will be dlfflcult 10 develop, It Is separotcd 
from the majonty of the sitll from a UUllty Corridor, ond th p<oposed accesses are to I nd thot are not yet 
developed. As such, future development of these blocks Is dependent on tho urning of the northern svbdMslon 
ond other land own rs. 
The applicant may want to consider moving forward with Dr ft Pl n or Subdivision for only the land south of 
the Ulfllly Corridor, as tho lands to the nor th can be dev loped I o future llme once ad)!lcenl developm nt 
phasing f liming Is more clear. 

Pogo 1 ol 9 
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Niagara Region - Development Services Division 

Pre-Consultation Notes 

13030 Lundy's Lane (Highway 20), Thornld 

June 3, 2021 

Employment Land Redevelopment Calculation 

Through precon discussion, the appllcanl requested additional Information v~th respect to how chang ,ng the 
proposed employment block to non -employment uses would be managed. 

These lands are designated employment lands wlth,n the City's Official Plan. As such, any redevelopment of 
these lands to non-employment uses shall adhere to applicable Provincial and Region polldes_Spedfically , 
Policy 2.2.5.14 of A Place to Grow: Growth Plan for the Greater Golden Horseshoe. 2020 Cansolidalion 
("Growth Pian") must be satisfied , which stales: 

-outside of employment areas, development criteria should be es/abi,slled to ensure that tile 
redevelopment of any employment lands Wdl retain space for a similar number of jobs to 

remain accommodated on site.• 

Accordingly, any proposal that introduces non-employment uses lo these employmen t I nds sha ll demonstrate 
and prolecl for space to be retained for a similar number of jobs to remain accommodated on site. The amount 
of space to be retained for employment should de termined and justified using !he foUowing methodology. 

Calculahon Sleps 

Regional slafl offer the following steps to determine the amount of employment SpBCe for the proper!)' : 

1. Based on tile City's Zoning By-law, use the maximum fo l coverage (In ~ ) lo calculate !he lull potential 
build oul (building envelope) of the site to determine lt.s maximum potential employment squaie 
footage. 

Once maximum potential squ re footage eslabll ,ohed, then calculate how many Job this results In based 
on the Ctly's Oevelooment Charoe, roe:, Background Study The DC Bad ground Study uses the 
following employee density assumpHons for non-residential square fool estimates: 

a. 1,200 rt' per employee for Industrial; 

b, 500 ft' per employee for commercla l/populalioo-rnlated; and 

c. 700 fl ' per employee for lnstl lul ional employment. 

2. Next, by re ferencing lho City's Zoning By-law provlslOns oppll ble to the s~e (l o .. setb s, parkJng, 
etc.), determine fe3slble development covero e (ln % ) o/ lhe site nd catcul le Its employment 
squ(lre footage. 

Once the feasible squar e foolage Is known, ,ts Job yield n b-0 lculated by using the same DC 
Bockground Study conslderallons os provided In Step t. 

3. Next If the proposed new land u o Includes resldentlal units, lcu le the number of "Worx from 
Home· Job that can acx:ornmod led on the lie. 'Work from Hom • Jobs con be calcu t by 
multiplying lhe tota l proposed resldenhal uniis for the site by th wo rk fr om home 6% spec,fIed In lhe 
City's DC Backgrourld Study. 

Thes "WOik horn Horne· Job n be added to 1h re Ible coverage Job 101 I lcol-Jted 1n Step 2 to 
h Ip Jusltfy a slmlL~r number or Jobs bllsed on the lull pot ntiol build out of the site cal I led In Step I . 

Plea e note that tempon ny Jobs created through construction or brownfield , me<JI Uon should noi be 
Included In the calculollon I Justilla lion, a lh y will not r main acoommodal d on sit pe.r Growth 
Pl.in Policy 2.2 .5.14 . 

4. La tly, pl,1ase provide a hort breakdown/ ummary of the total number ot proposed Jo 
occommodo t don the sit as calculol d through Steps ·t-3 

P 2 o/9 
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Niagara Region - Development Services Division 

Pre-Consultation Notes 

13030 Lundy's Lane (Highway 20), ThOf'old 

June 3, 2021 

Should the applicant p,opose non-employment uses lot the employment block, Regional staff requires that the 
above Employment Land Redevelopment calculatlon and justificaUon be lnduded within the submitted 
Planning Justification Report_ 

Site Condition 

• Regional staff ,equ~es that a Phase One and Phase Two Environmental Site Assessment (ESA) with 
Reco,d of Sile Condition be obtalned for the proposed change of land use from commercial lands to 
residential lands. 

• Regional staff recommends that the Phase One ESA may be necessary for entirety of site based on 
historical agricultural land uses of the s~e. 

Archaeological Resources 

• Based on a re ew or the Province's Critena for Evaluating Archaeological Polenhal. the site exhibits a 
high potential for the dIsc:overy of archaeological resources, as It's within 300 m of a registered 
archaeological site (AgGt-132) and natural watefcou,se features. 

• As such, Stage 1-2 Archaeological Assessments are required for this apphcatlon (and any subsequent 
studies required es a result of the Stage 1-2 along with Ministry Acknowledgement) 

Urban Design Comments 

Urban Design Materials: 

• At the Oran Plan of Subdivision stage, please submit a Major Urban Design Revte Y fee ($625). 

• Please submit the following drawings: Site Plan, Landscape Plan (with streetscape Info) and Bulkllng 
elevations for any facades that will be visible from the Regional Road. 

o Applicant requested clarlficaoon as to Whether the Londscape Plan could be Included as a 
ConditJon of Draft Plan of Subdivision. 

• Regional Urban Deslgn staff re-affirmed that the Landscape Pion be Included ns part of 
the Draft Plan of Subdivision submission to support the team's review efforts 

Streetscppe 11!0119 Regional Road ILundy's Lnne / Highwny 201: 
• The Landscape pl n should Include the following streetscape lnfommllon. 

o Deciduous street trees In 11 sodded boulevard. 

Q Trees should be 50mm caliper and sp ced according to their size. Refer to the attached Master 
Tree Plontlng Lisi for species. 

• The Landscape plan should Include an overlay of survey nform Uon and site seMdng Information. to 
ensure that proposed street trees will not conOlct wi th services, uolltles nd drainage structure IMthln 
the boulevard. Please note that If atICet tree.s cannot be nccommodated due to exlstlng or proposed 
utilltie , s rvlces and drainage features, then on nhanced landscape treotment wtl1 be requested on 
prlvat I nds. This Includes deciduous trees plus pt ntlng beds consisting of shrub , nd perennial$. 

• In the future, torr will ro lew the !oeatlon of propos d vehicular entrances and the pedostr n nelwork 
along the Regional Ro d If o rnunlclpal sidewalk Is proposed In the future, th n ped sl/ lan 
conn ctJons will be requested from the sidewalk to th front entrances of the commercl t untts . 

101or(oce with Rcglonol Bonds: 
• Since this 15 o corner site, It Is recommend d th t U10 erchltecturol trealmenl la onh need at lhe 

Intersection. Thi may lnclud a height of ment lo onchor the corner . 

P 3 o!O 
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Niagara Region - Development Services Division 

Pre-Consultation Notes 

13030 Lundy's Lane (Hlghway 20), Thornld 

June 3. 2021 

• It is recommended that the comme1dal buildings rront onto the Reg!onal Road, wi th parking, !J3rbage 
ond loading arooo locotcd to the tco, of the ::;:Ile . The aommcroiol unlt:J ahauld ha'lc active fr ont 
entrances (I.e. not back or hOuse operations). 

• Regional Planning staff notes that along Thornld Townllne Road, development fronts the road with rear 
lane accesses should be considered . 

Environmental Comments 

• The subject parcel Is outside the Region's Core Nalural Heritage System and as such En rnnmental 
Planning otrers no requ irements. 

Transportation/ Roads 

• Lundy's Lane (Provincial / Regional Rood 20). 

• Thorold Townl!ne Road (Regional Road 70). 

o Regional transportallon stall requires a Tra ffic Impact Study (TIS) to assess the 1/0lume or traffte 
coming onto Thorold T ownJine Road. 

Road Widening 

• Regional stafr notes that the e~lsllng Regional Road Allowance or Thorold Townhne Road Is 20. 1m 
wide. This is deficient of the width or 26.2m iequlred by the Regional Official Plan. Therefore. a 
widening or 3.05m I required ror the frontage along Thorold Townl1ne Road (see attached Survey 
Drawing). 

• No widening Is required lllong the frontage or Lundy's Lone I Highway 20. 

Regional Permit Requirements 

• The Region requires Reg lon;il ConsuucUon Enaoachment and Entrance Permits priof to any 
construction W1tl1ln a Regional Road Allowance. 

• The Region requires Regional Sign P(lrmlt( s) for any signs within 20m of the cenlfelLne on Lundy' 
Lone (Highway 20) and Thorold Townhne Road 

Servicing 

• Regional staff requires a Funcli.onal Servicing Report (FSR) (Of the application to understand servicing 
flow . needs, ond capacttIe5 for the si te. The FSR will need to demonstrole how the stte I be s rvlc d 
ond its connections to the neighbouring Rolling Meadows Subdivision. 

~ 
• No municipal waler e1vlci119 ex.ls ls oJong lhls portion or Lundy's Lllne / Highway 20 Of Th01old 

Townl111e Road ol l t1I Om . 

~ 
• 200 D PVC (Local) - Lundy's Lane I Highway 20. 

• For ony oxlenslon of municipal ewer a Mmlstry of Erwlronmenl, nvlronmentaJ Compli nee Approv.i l 
( CA) will need to be obtolned. 

Stormwator Management Comments 

• Al th lime of future Pl rinlng Act Appll tion (i .e. Ornft Pion of Subdlvl ion ond/01Sito P n). the 
Region requires a Sto,mwater M.inog mont R fXlrl 

P, 4 o! !l 

PDS-C 59-2023

https://Approv.il


City of Thorold - Pre-Consultation Form Page 13 

Niagara Region - Development Services Division 

Pre-Consultation Notes 

13030 Lundy's Lane (High,vay 20), Thorold 

June 3, 2021 

• The following comments are piovk:led by lnlormalion purposes to assist the applicant with the 
preparation of more detailed site plans: 

o The Region requires that storn1water runoft r,om the development be collected and treated to a 
Normal standard as the minimum acceptable standard prior to discharge from the site. 

c The Region requires that Thorold Townllne Road (Regional Road 77) will not be negatively 
impacted as a result of the development. 

o The Region requires stormwater peak now control lo satisfy the allowed discharge rate, l e. the 
pre-development now for all storms (2-year up to and Including the 100.year storm) and the 
exJstlng culvert capaciiy, whichever is the leasl 

o The Region requ ires an erosion threshold assessment to ensure the development stormwaler 
discharge wtll not impose erosion impacts on Beaverdams Creek. The mlnlmum criterion Is 
slormwater runoff from 25mm deslgn storm event be captured and released over a period of 24 
hours . 

o Consideration should be given to Low Impact Development /Green Infrastructure to retain 
stormwaIe1 on-site. 

o The Region requires that a Stormwater Management Report be subrnllted to this office 
lndlcaUng In details how the stormwater management requlrements wll l be ochklved. 

o Prior to construction, the Region requires that detaHed gradlng, storm servicing, stormwater 
management, ond construction sediment control dra\\lngs be submilled to thls office for review 
and approval. 

Waste Collection (Low Density Residential) 

• Curbside collection only. 

• Recycling blue/ grey bins or containers - no hmil (weekly COiiection). 

• Organic green bins - no limit (weekly collectlon). 

• Garbage/ waste bags or can.s - 2 maximum per properly (bl-weekly collecllon). 

• Del lied road designs will need to be submllled In order lo ensure Regional waste collection ls possible 
throughout the whole resldenUat par! ol lhe development (see attached sketches IOf Regloonl waste 
collecllon truck turning templates). 

• Any dead-end road , regardless of perrnonent or ternpornry, must end In a cul-de-sac !hat ts c.,pabte of 
accommodating waste collecllon vehicle manoeuvres. 

Waste Collection (Commercial) 

• Curbside collection only. 

• Recycling blue/ grey bin or COl\l, lners - no limit (weekly colleclion). 

• Organic green bins - no llmlt (weekly collectron). 

• Garbage I was te b g o< ns - 2 maximum per property (bl-weekly collection). 

• II commercial buildings have g rbuge pickup locollons at the rear of buildings, privoie we te coflectlon 
Is needed to service the site. 

Roqulrod Studies 

• Planning Jusllflcallon Repor1 that Includes 0 -6 Guideline Lond Use CompoUblhly Juj ~flcallon and 
Employment Land Redevelopment caleulation / justil1cation (II appbcable). 

• Noise and Vibration Study. 
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Niagara Region - Development Services Division 

Pre-Consultation Notes 

13030 Lundy's Lane (H,ghway 20), Thorold 

June 3. 2021 

, Phase One and Two Environmental Site Assessments (wilh Record of Site Condition). 

• Stage 1-2 Archaeological Assessment (and any subsequent study wilh Mlnislly Acknowledgement). 

• Trame Impact Study. 

• Functlonol Servicing Report. 

• Stormwater Management Report. 

Regional Review Fees 

Regional staff recognize that the conversations Jha t occurred during I.he pre-consultation meeting were high• 
level wllh many polenUal scenarios and revisions discussed. Slaff are happy to meet with the applicant and 
C11y again for an □ dditional pre-consullalion lo 1evlew revised concepts prl01 to formal application submlsslon. 

The Region's 2021 Fee Schedule is available at: hltps://www maoarareqlon_ca/busmes-s!Tot/forms fees asoJL 

• Zoning By-law Review ($1 ,315). 

• Oran Plan of Subdrvlsion Review ($5,235 base fee+ $ 1, 160 per hectare to a maximum of S22.840). 

• Local Orficlal Plan Amendment ($9,8 15) - II appllcable. 

• Major Urban Design Review ($625) - required al Drafl Plan of Subd1\'1s!on stage. 

• Stormwater Management Review ($1 .870 as lhe development is> 5 h:i) - required al Dralf Plan or 
Subdivision s tage 

City Comments 

• City staff requires a Dralt Plan of Subdivision and Zoning By-law Amendment appllcal>'ons for the 
proposal, Staff further noted that Iha commerclal block as proposed will require Local Official Plan 
Amendment . 

o II the applicant revises the land uses lo m.itch e~lsllng Olncial Plan des!gnallons, lhen no 
amendment Is needed. 

o Applicant Indicated that I.hey would like to avoid an Offtclal Plan Amendment - Is amenable lo 
changing the c,immercial e~tenl . 

• Clly stall requests clmillcatlon on the phasing or northern portion of lands (north ol Utility Corrid0<). 

o Appllcant lndlcnled that this would be a future phase of development ond Is undecided on how 
to proceed. l\ppl!cant also Indicated that the employmen t block may be changed 10 o d1fferont 
fond use. 

• Clly stall noted that employment fonds are deslgru:tled os su h based on the nearby aggregnte 
operallon lands and are Intended to bulTer aggregate Impacts from namby sensitive u!es. 

• City stall requires th ~ibmlssion of o Planning Justifiwtk>n Report lhot lnclud s 0-6 Lond Use 
Compatibili ty section 

• Clly staff tequlres a Noise nd Vtbmtion Study, well a Traffic Impact Study dlJ0 to nearby oggregat 
operallons. 

• City engineering stuff noted th t tho dcveklf)menl of tho ite m::l'y be dep ndent on tho ~ming or 
servicing for the RoHlng Moadows Subdlv slon to lhe Wt!.$1, but could be sell -contained If the Ullllly 
Corridor ond lhe lends lo the north were omllled from the current propos.il. 

.-, Srorr noted that tho proposed road through !tie hydro corridor doesn 't hav nether road 10 
connect lo within u,e odjocenl Rolling Meadown Sllbd,vlslon · 

• City slolf notod that sorvlclng could be provldod olong Highway 20 and would huve lo connect 10 
Highway 58. 

P 6 010 

Niagara Region - Development Services Division 

Pre-Consultation Notes 

13030 Lundy's Lane (Highway 20) , Thoro!d 

June 3, 2021 

o Applicant Intends lo use Lundy's Lane for waler and sanitary. Noted lhal th is portion of Lundy's 
Lone Is MTO Corridor. 

MTO Comments 

• Ci ty lo clrcu l le MTO comments wi th the completed pre-consultation pnc~age. 

• MTO will require MTO permits for development along Lundy's Lane/ Highway 20. 

• l\ppllcan l to contact lhe MTO to discuss posslbill ty of odd11Jonal accesses along HighY; y 20. 
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gpa Site Plan 2022-09-01 

C) 

Preliminary 
13030 Highway 20, Thorold Site Plan 

PDS-C 59-2023



9/:, BOUSFIELDS INC. 

ATTACHMENT 4: Second Pre-Application Consultation Comments 

3 Church St., #200, Toronto, ON M5E 1M2 T 416-947-9744 F 416-947-0781 www.bousfields.ca 

PDS-C 59-2023PDS-C 59-2023

www.bousfields.ca


of Tho 

fJP) 
Pre-consultation Meetina Form 

City of Thorold 
Region of Niagara 
Niagara Peninsula Conservation Authority 

Persons intending to submit a planning application for a proposed development are required to consult with city staff and 
agencies prior to submitting the application by attending a scheduled pre-consultation meeting. A planning application may 
be deemed incomplete if a required pre-consultation meeting has not taken place. A pre-consultation meeting will identify 
what is required to be submitted for a complete application and will provide the opportunity to discuss: 

• the nature of the application; 
• the planning approval process; 
• development and planning issues; 
• the need for information and/or reports to be submitted with the application; and 
• application fees and other matters, as determined. 

Pre-Consultation Meeting Date: December 1, 2022 held over Zoom 
PRE-CONSULTATION NOTES CIRCULATED: February 10, 2023 

Site Information: 
Site Address: 13030 Lundys Lane Approximate Land Area (metric): 22.968 ha 
Legal Description: Part of Lot 89, Comprises all of PIN 64266-0070(L T), PIN 64266-0050(LT), PIN 64266-049(L T), PIN 
64266-0058(L T), PIN 64266-0041 (LT) 

Pre-Con Application Contact Information: 
Name of Owner: Rudanco Hospitality Corporation c/o Jeremia Rudan 
Phone Number:••••• Email : 

Agent: Bousfields Inc. c/o: Evan Sugden 
Phone Number: (416) 947-9744 x 259 Email: esugden@bousfields.ca 

Application T pe: 
□ Regional Official Plan Amendment 

Local Official Plan Amendment 
□ Draft Plan of Condominium Zoning By-law 

---'"--'----------! 
o Vacant Land & Common Element □ Other 

Draft Plan of Subdivision o Conversion 

□ o Redline Revisions 
□ Minor Variance 

Local Municipal Contact: Meghan Birbeck Phone: 905-227-6613 x 251 Email: Meghan.birbeck@thorold.ca 

1. Brief description of proposed development: 

The proposal envisions the redevelopment of the subject site with a master planned community that includes low, 

mid rise and high rise residential uses, commercial uses, public parkland, servicing uses, and a public road network . 

2. Check All Applicable: D Brownfield D Regenerative • Greenfield 

D NEP D Greenbelt • Aggregate Impact Area 

D Centre CIP D Downtown CIP D Intensification Corridor 

• Built Boundary D Special Policy D Future Subwatershed Study 

3. Existing Regional Policy Plan Designation: Urban (Designated Greenfield) Area 

Conformity with Regional Policy Plan land use designations and policies? yes ■ no □ unknown □ 

Pre-Consultation Form (Prepared February, 2023) Page 1 
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4. Existing Local Official Plan Designation: 

Prestige Industrial, RM - Residential. and Highway Commercial 

Conformity with Official Plan land use designations and policies? yes □ no ■ unknown □ 

If 'No', what is the nature of the amendment needed? 

The proposed development requires some lands to be redesignated, it appears that the following redesignations are 

required : 

- Blocks 1-28, 29-35, 36-40, & 41-45: No redesignation required 

- Blocks 46-68: No redesignation required 

- Block 69-70: No redesignation required 

- Block 71: The Highway Commercial designation will need to be rezoned to either: 

o If just residential use is proposed then the development will need to be redesignated to residential 

o If mixed use is proposed then the development will need to be redsignated to Village Square Commercial 

- Block 72: Depending on the use the following would be done: 

o If just residential use is proposed then no redesignation required 

o If mixed use is proposed then the development will need to be redsignated to Village Square Commercial 

- Block 73: Residential to be redesignated to Village Square Commercial due to the mixed us nature 

- Block 74-75: No redesignation required 

- Block 76: Prestige Industrial to be redesignated to Open Space & Park 

- Block 77: Residential to Open Space & Park 
t-

Specific provisions may be required . 

5. Existing Zoning : 

Future Development 'FD' and Highway Commercial 'C5' in the City of Thorold's Zoning By-law No. 60-2019, as 

amended 

Conformity with existing zoning? yes ■ no □ unknown □ 

If 'No', what is the proposed zoning? 

The proposed development requires all lands to be rezoned. 

With respects to Zoning By-law No. 60-2019 the following rezonings appear to be required: 

Blocks 1-28, 29-35, 36-40, & 41-45: Future Development to R1 A, R10, R 1 B, or R 1 C depending on density 

- Blocks 46-68: Future Development to R3A or R3B depending on density 

- Blocks 69-70: Future Development to R3A, R3B, or R3D depending on structure and density 

- Block 71 : Highway Commercial to R3C, R4A, R4B, or C6 depending on density/ use 

- Block 72: Future Development to R3C, R4A, R4B, or C6 depending on density/ use 

- Block 73 Future Development to C6 

- Blocks 74-75: Future Development to Utility 

- Block 76-77: Future Development to be rezoned to Open Space - Parks and Recreation 

Pre-Consultation Form (Prepared February, 2023) Page 2 
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Specific provisions may be required. 

With respect to Zoning By-law No. 2140(97) the following residential zones appear to require: 

- Blocks 1-28, 29-35, 36-40, & 41-45: FD to RM-R1B, RM-R1C, or RM-R2 depending on density 

- Blocks 46-70: Future Development to RM-R3 

- Block 71 : **If rezoned from Highway Commercial to C6 in the ZBL 60-2019 then ignore here** 

o If they are not rezoned to commercial then : 

■ Highway Commercial to either RM-R3, R4A, or R4B 

- Block 72: : **If rezoned from Future Development to C6 in the ZBL 60-2019 then ignore here** 

o If they are not rezoned to commercial then : 

■ Future Development to either RM-R3, R4A, or R4B 

Block 73 77 

6. Is Site Plan approval required? yes ■ no □ unknown □ 

7. Additional Agencies to be contacted: 

□ Hydro □ Pipelines ONEC □ Other 

8. Fees Required at time of Submission of the Application 

Application Local Planning Department Region of Niagara NPCA 

Regional Policy Plan Amendment 

Local Official Plan Amendment Combined major: $13,295 $10,015 

Zoning By-law Amendment $1,345 

Plan of subdivision 
Plan of Subdivision/ Condominium 

Application : Base Fee $10,620 plus $65 

per loUblock to a max of $15,705 

For clarity max fee is: 

$10,620 + $15,705 

$5,340 (base) 

+$1,850 I ha 

Plan of Condominium 

Site Plan Control or Amendment $5,565 $550* 

Stormwater Management Review Fee $1,930 

Environmental Impact Study Review 

EIS Terms of Reference Review 

Grading & Drainage Review 

NPCA Work Permit 

Other 
Urban Design 

Review: $640 

TOTAL 
$29,480 + 65 per loU block $19,820* 

+ $1,850/ ha 

Pre-Consultation Form (Prepared February, 2023) Page 3 

PDS-C 59-2023PDS-C 59-2023



Regional fees can be found at the following link: https://www.niagararegion .ca/business/fpr/forms fees .aspx 

Notes on Fees: 
• Notwithstanding the fees noted above, all fees are payable based upon the rate in the fee schedule by-law in 

effect on the date the application is received . 
• Further fees may be required at a later date as per the fee schedule by-law. 
• Separate cheques shall be made payable to the appropriate agency. 

9. Additional Comments: 

Planning 
• Applications include Major Combined Official Plan Amendment and Zoning By-law Amendment, Draft Plan of 

Subdivision/ Condominium, and possible Site Plan Approval Application 
o Justification letter 

■ A large portion of the site is within the Aggregate Impact Area therefore justification is required to 
indicate how Official Plan Policy B1 .8.12.3 is addressed. 

■ Shall have a review of the Rolling Meadows Urban Design Guidelines, and how the proposal is 
consistent with these guidelines. 

■ An Employment Area is located adjacent to the site. Due to this, a review of D6 guidelines must 
be submitted with the application - which is requested by the Region also 

o Conceptual Site Plan 
o Draft OPA and ZBA (60-2019 and 2140(97)) + schedules 

Engineering 

Pre-con Meeting December 1" , 2022 Engineering Comments 

1. 13030 Lundy's Lane (Official Plan Amendment/Draft Plan of Subdivision/Zoning Bylaw 
Amendment) r 

• FSR 
• SWM brief 

• Completed EIS 

Fire 
• Have noted that they have no concerns or comments at this time. 

MTO 
From; Lagako5, Ted (MTO) <Ted.Lagakos@ontari·o.ca > 

Sent: Sunday, November 27, 2022 2:43 PM 
To: Angela Nesbitt 

Cc: Lagakos, Ted (MTO) 

Subj ect: Declined: Cit,J of Thorold Pre-consultation Zoom Meeting 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments 
unless you recognize the sender and know the content is r.afe. 

Hello Angela, 

Unfortunately I will be un able to attend h is meeting. Please r efer to til e Ministry' s pre-consultant-ion comments dat ed 
June 2, 2021 as our position/comments. for th is f ile. 

Take care, 
Ted Lagakos 
Senior Project Manager (Niagara/Hamilton) 

Highwa\' Corr idor Management Section - Centr al Oper.ations 
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,
,

.

Angela Nesbitt 

From: Laga, ,os. Ted (MTO) <Ted.Lagakos@ontario.ca :, 
Sent: Wednesd<i!i~June 2, 2021 2:56 PM 
To: Al ge!a Nesb itt 

Cc Nunes, Pal.ll (MTO); Deluca. Peter (MTO) 
Subject: 'RE: City o f Thorold Pre-consultation meeting (B030 Lundy's l ane, Htghwa~•20 -

Zoning Bylaw Amendme11t/Draft Pia, o f 9uMi'l.i•i~ion) 

Aftemoon Angela, 

Thank you for bringing this applicationfsite to our attention. will be unable to attend the 1eeting 
tomorrow so I an prn•.iiding you with tihese prelirninary comments in advance. 

Moving forward, I will be llhe ministry contact for this file. Please circulate all future correspo11de11ce 
directly to my attention. 

The following are the Ministry's {MTO} pre-consultation/preliminary comments: 

• In principle, we have 10 objection ,..,ifl, the propos,ed applications. 

• Subject lands are located within the ministry's peri 1it control limits; hence, MTO permits will be 
required (e.g . grading/servicing. building and land use, etc..). Please !'lake the applicant 
awai,e that MTO peri 1its ·will 1eed to be secured prior to the commencement of any on-site 
·works. 

• At this time, setbacks will be a minimum of 'l4_0m from all ministry lands. No features •.,.rhich 
are essential to the overall viability of tile site are permitted within the MTO 14.0m setback 
area. Essential features include, but are not limited to, buildings/structures (above or below 
grade). required parking spaoes (required per the municipal zoning by-law}, retaining •Nalls, 
utilities (includes parking lot lighting), stormwater management features, snow storage, loading 
spaces, fire routes, essential landscaping, etc. Please note that non-essential parking 1ay be 
located with in the r,,iffQ 14.0m setback area and o ust be set back a minimum of 3m from the 
MTO property line. 

• All access from the subject lands will need to adhefe to the ministry's Highway Access 
Management Guidelines. As a result, no access to Highway 20 will be permitted and all road 
con11ections to Thorold Town Road will need to be spaced accordingly {min 400m). 

• Information regafding the 1inistry's application process, permits, forms and policies can be 
found at the following link: 

http:/lwww.mto.gov.on.ca/english/engineering/management/corridor/building.shlml 

• As part of the future formal subdivision application, MTO will most likely impose draft plans 
conditions for (i} Engineeringlintemal road construction plans, (ii) Lighting, 
(iii) Drainage and, (iv) Traffic. Please make the applicant aware that any fequired highway 
improvements, as a resu1t o the subject development, will require the proponent to ,enter into 
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a legal agreement with MTO. Proponent will be 100% responsible for all associated costs 
{designt!construction, etc .. ). 

• The following materials will most likely need to be submitted by the proponent to support 
MTO's draft plan conditions: 

o One ('I ) digital copy of the subdivision; 
o One ("I ) digital copy of the civil engineering plans., stamped and signed by a 

Professional Engineer of Ontario; 
One ('I ) digital copy of a Stormwater Management Report. stan ped and sig11ed by a 
Professional Engineer of Ontario; 
One (1) digital cop;I of the Traffic Impact Study, prepared by a RAQS qualified 
consultant, stan ped and 55gned by a Professional Engineer of Ontario. 

o One ('I ) digital cop;I of the Landscape !Plans. 
,o One ('I) digital copy of the Illumination !P lan and associated materials. The Illumination 

Plan is to include: 
• To-scale plan showing the site location and the highway 
• Lighting layout showing polelluminaire locations and orientation 
• Luminaire installation info such as ounting height, orientation angle, shielding 

info, etc. 
• Luminaire material info including catalo-91 info and photometric data file 
• Lighting calculation plan show'ing horizontal illuminance levels at and beyond the 

MTO right-of-way in metric units of lux to ·1decimal place minimum 

Regarding light trespass onto MTO right-of-way, the ministry requires zero light 
trespass onto our right-of-way. 

Please ensure that the MTO ·14.0 m setback line is clearly and accurately illustrated 
on all plans. Also, on-essential parking within the 14.0 m setback mus.t be clearly 
·dentified with a note on all plans. 

All plans/materials and/or technical submissions must adhere to MTO standa~ds. 

I trust that this is satisfactory at this time. The minisby ,,,,.rill provide more detailed comments once the 
applicant is ready to submit an official subdivision application via the municipality. 

Please do not hesitate to contact me if you have any questions. 

Take care, 
Ted lagakos 
Senior Project Manager (Niagara/Hamilton) 
HiJ:Jhway Corridor Mana~ement Section - Central Operations 

Ministry of Transportation 
159 Sir William Hearst Avenue, 71'11 Floor 
Toronto, ON M3M 0B7 

Phone: 4'16-268-3932 
E-Mail: ted.laqakos@ontario.ca 
Web: www.mto.gov .on.ca/english/engineering/management/corridor 

2 
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Niagara Region on the next page 

Niagara Region - Development S,ervices Division 

Pre-Co11sultatio11 Notes 

13030 Lundy's Lane (Hig way 21{)), Thorold 
Decem!)er 1, 2022 

Attendees 

Johnpaul Loiacono (Region); icolette Van Oyen {MHBC for the City); Meghan Birbeck, Chris Viccica 
i(Cit~r); Jeremia Rudan (Owner); Peter Hom (Agent - Honn Design & Co 1sulti 19 Inc.),; David Falleta 
and Evan Sugden (Agent - Bousfields Inc. ); Scott Catton (Paradigm}; Rob Melic:k ( i;HE} 

Type of Application: Local Official Plan Amendment, Zo 1ing By-law Amendment, Draft Plan of 
Subdivision 

Application Description 

• Applicant is proposing a Draft Plan of Subdivision co,1sisting of development blocks for 
residential, stomwvater pond, park and retail/commercial uses. The subdivision will be serviced 
by a new public road network with municipal servicing and utilities and private mads for a 
to•,•.rnhouse blocks in the northwest comer. 

• The redevelopment will result in the provision of a range and mix of residential built fom1s, 
including single-detached dwellings, townhouse dwellings, mixed-use mid-rise dwelling units, 
a111d high-rise dwelling units in a mixed-use format. The proposed building heights range from 1 
storey to 'l,6 storeys, with the highest density in the southeast comer. 

Regional Official Plan Designation 

• Urban Area {Designated Greenfield Area). 

Planning Comrnents 

• Regional staff do not object to the proposal in principle (subject to the comments below) as the 
proposed uses will help to support a con plete community concept by incorporating a mix of 
land uses. 

• The Niagara Official Plan directs for development on Designated Greenfield Areas to support a 
minimum density target of 50 people and jobs hectare, as well as help the .achievement of 
complete communities b~,1 planning for a variety of amenities and housing types. 

• Staff notes that the property is located in a high visibility area (see fu rther Urban Design 
comments below) and should feature a ,mix of housing types I densities (including medium and 
high densities), as well as. parkland and open space. 

• Regional staff notes that the site is flanked by Regional Road 20 and Regional Road 70, as 
well as is influenced by an Aggregate Extraction Area. As sud,, a Noise and Vibration Study is 
required to examine transportation-related noise associated to these roads and recommend 
appropriate mitigation measures for site / building designs {if a11y). 

o Further, a Planning Justification Report with D-6 Land Use Compatibility justif ication is 
required to demonstrate that proposed uses are can be appropriately accommodated on 
site 1,•.rith limited to no adverse impacts from the nearby aggregate operations. 

o Note that these reports may be subject to P.eer Review at the applicant's cost 

• Staff notes that if the employment is needed to meet greenfield area calculations, then it 
should be located in area that can be readily developed. 
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Niagara Region - Development Services Division 

Pre-Consultation Notes 

13030 Lundy's Lane (Highway 20), Thornrd 

December 1, 2022 

• Regional staff note that there are emp!oyment lands on the site and provide the following 
calculation discussion below. 

Employment Land Redevelopment Calculation 

There are lands designated employment lands within the City's Official Plan. As such, any 
redevelopment of these lands to non-employment uses shall adhere to applicable Provincial and 
Region policies. Specifically, Policy 2 .2.5. 14 of A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe, 2020 Consolidation ("Grow'lh Plan") mllst be satisfied, which states: 

"Outside of employment areas, development cnteria should be established to ensure 
that the redevelopment of any employment lands will retain space for a similar 

number of jobs to remain accommodated on site." 

Accordingly,. any proposal that introduces non-employment uses to these employment lands shall 
demonstrate and protect for space to be retained for a similar number of jobs to remain 
accommodated on site. The amount of space to be retained for employment should detem1ined and 
justified using the following methodology. 

Calculation Steps 

Regional staff offer the following steps to determine the amount of employment space for the 
property: 

1. Based on the City's Zoning 13y-law, use the maximum lot coverage (in%) to calculate the fu ll 
potential build out {building envelope) of the site to determine its maximum potential 
employn ent square footage. 

0 1ce maximum potential square footage established, then calculate how·many job this results 
in based on the City's Development Charges ("DC") Background Study.The DC Background 
Study uses the following employee density assumptions for non-residential square foot 
estimates: 

a. 1,200 ft2 per employee for industrial; 

b. 500 ft2 per employee for commercial/population-related; and 

c. 700 ft2 per employee for institutional employment. 

2. Next, by referencing the City's Zoning By-law provisions applicable to the site (i.e., setbacks, 
parking, etc.), determine a feasible development coverage (in%) of the site and calculate its 
employment square footage. 

Once the feasible square footage is :known, its job yield can be calculated by using the same 
DC Background Study considerations as provided in Step ·1,. 

3. Next, if the proposed new land use includes residential units, calculate the number of "\IVork 
from Home~ jobs that can accommodated on the site. ~work from Homen jobs can be 
calculated by multiplying the total proposed residential units for the site by the work from home 
6% specified in the City's DC Background Study. 
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Niagara Region - Development Services Division 

Pre-Consultation Notes 

1303'0 l undy's Lane (Hig way 2.iO), Tl'lomtd 
December 1, 2022 

These "\1Vork from Home~jobs can be added to the feasible coverage job total calculated in 
Step 2 to help justiftJ a similar number of jobs based on the full potential build out of the site 
calculated in Step 1. 

Please note thattemporary jobs created through ,construction or bmwnfield re ediatio11 should 
not be i 1cl 1ded in the calculation I justification, as the1r ·will not remain accommodated on site 
as per Growth Plan Policy 2.2.5.14. 

4. Lastly, please provide a short breakdown / summary of 1e tota l number of proposed jobs 
accommodated 0 11 the site as calculated through Steps ·1-3. 

Should the applicant propose non-employment uses ·or the en ployment block, Regional s.taft 
requires that the above Employment Ilana R,edevelopment calcula1lio11 and justification be illlcluded 
·within the submitted Planning Justification Report. 

Site Condition 

• Regio 1al staff requires that a Phase O11e and Phase Two En•1ironmental Site Assessment 
(ESA), wijth Record of Site Condition be obtained for the proposed change of lancl use from 
commercial lands to mside 1tial lands. 

• Regional staff recommends that the Phase One ESA may• be ,ecessary for e11tirnty of site 
based on historical agricultural land uses of the site. 

Archaeo'logical Resources 

• Based on a review of the Provi i ce's Criteria for Evaluating Archaeological Pote 1tial, the site 
exhibits a high potential for the discovery of arc:haeok>gica! resources, as it's within 300 m of 
registered archaeological sites and natural ,,.,atercourse features. 

• As such, Stage 1-2 Archaeological Assess:ments a:re required for this application (and any 
subseque 1t studies requ ired as a result of the Stage 1-2 along with Ministry 
Acknowledgement),. 

Urban Design Comments 

At t:he OPA ZBA and Draft Pla11 of Subdivision please submit a Major Urban Design Review fee 
($640). 

Please submit the followi11g drawings and studies in support of the OPA & ZBA: 

• Concept Site Plan, Concept Landscape Plan {with streetscape info) and Co11cept Building 
elevations for any facades that will be visible from the Regio11al Road. 

• A development phasi11g plan. 

• Staff request a Pedest.-ian Level Wind Impact .Analys is - in particular - if th is section is 
u.-banized and if sidewalks are to be p lanned along RR20. The applicant should analyze 
and confim1 tihat there will be no adverse impacts to the Regional right-of-way (or within 
adjacent Regional properties/facilities) with respect to pedestrian comfort and safety to support 
walking, cycling, transit use, seating, etc. Using qualitative .and potentially quantitative 
methods as needed, identify arieas at risk of being too windy for their intended purposes. 
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Niagara Region - Development Services Division 

Pre-Consultation Notes 

13030 Lundy's Lane (Highway 20), Tlh,omld 
Decernl,er 1, 2022 

Design of the built form and site should prevent and itigate these risks, ·while protecting the 
comfort and safety of people usi 19 outdoor walkways, pa ·os, amenity areas and recreational 
spaces. The wind analysis should be a qualitative study, using Computational Fluid Dynamics 
(CFO) and be prepared by a qualified person. It should analyze wind condi ·ons in the summer 
and winter seasons, plus ave all annual wind conditions. Please contact the Region for further 
information. 

Please submit the following drav,lings, at the Site Plan Stage, for portions or phases of the site or the 
development ·with frontage to the regiional road. 

• Site Plan drawing, Landscape Plan (wi th streetscape info ), and architectural building 
elevations for any facades that wm be visible from 1he Regional Road. 

Additional Urban Design suggestions: 

Interlace with Regional Roads: 

• Since this is a large site with extensive exposure to the Regional Road, a high quality of 
architectural design with good degree of architectural con position materials, colours, setbacks 
is appropriate. It is recommended that the building treatmernt for the building at the intersection 
to be enhanced. This may include a height element to anchor the corner. The design of 
buildings facing the regional road should include units that directly face the r,egional road. 
Parking facilities should be located intemally or below grade. 

• If commercial uses are not contemplated for the ground floors of build ings faci 19 the regional 
road, then buildings should provide at grade units with appropriate means of gaining privacy 
through landscaping, building setback, and terraces, and other means to separate grade from 
the ground floor elevation. 

• Where buildings face the regional road, con n ercial units should front onto the Regional Road, 
with parking, garbage and loading areas located to the side or rear of the site. The commercial 
units should have active front entrances even if sidewalks are not contemplated (i.e. not back 
of house operations). 

• Regional Planning staff notes that along Thorold Townline Road , development fronts the road 
wiith rear lane accesses should be considered. 

Streetscape along Regional Road (High1,•,ray 20): 

• The landscape plan should include the following streets.cape information: 

o Deciduous street trees in a sodded boulevard. 

• At the Site Plan Stage, the landscape plan should include an overlay of survey infom1ation and 
site servicing information, to ensure that proposed street trees will not conflict with sen,ices, 
utilities and drainage structures ·within the boulevard. Please note that if street trees cannot be 
accommodated due to existing or proposed utilities, services and df'.ainage features, then an 
enhanced landscape treatment will be requested on private lands. This includes deciduous 
trees plus planting beds consisti 19 of shrubs and perennials. Trees should be 50mm caliper 
a 1d spaced according to their size. Refer to the attached Master Tree Planting List for 
species. 
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Niagara Region - Developm,ent Services Division 

Pre-Consultation Notes 

13030 Lundy's Lane (Highway 20), Tllom!d 

Decernl,er 1, 2022 

Environmental Com,nents 

• The subject parcel is outside the Region's Core Natural Heritage System 

Transportation I Roads 

• Lundy's Lane {Provincial I R,egional Road 20}. 

• Thorold Townline Road (Reg~onal Road 70). 

o Re,gional transportation staff requires a Traffic Impact Study {Tl1S) to assess the volume 
of traffic comi 19 onto Thoro!d Townline Road_ 

Road Widening 

• Regional staff notes that the existi 19 Regio 1al Road Allo•,•.ranoe of Thorold T ownline Road is 
20_·1m 111;•ide_This is deficient of the width of 26.2m required by the Regional Official Plan. 
Therefore, a widening of 3.05m is requir,ed for the frontage along Thorold T ownline Road 

• No widening is required along the frontage o l undy's l ane I High1J1,•ay 20. 

Regional Permit Requirements 

• The Region requiires Regional Construction Encroachment and E ,trance Permits prior to any 
construction v.iithin a Regional Road Allowance_ 

• The Region requires Regional Sign Permit(s) for any signs within 20m of 1he centreline on 
Lundy's Lane (Highway 20) and Thorold T ownline Road. 

Servicing 

• Regional staff requires a Functional Servicing Report (FSR) for the application to understand 
servicing flows. needs , and capacities for the Slite. The FSR will need to demonstrate how the 
site will be serviced and its con 1ections to the neighbouring Rolling Meadows Subdivision_ 

Water: 

• No municipal water servicing exists along this portion of Lundy's Lane I Hig\hvtay 20 or Thorold 
Townline Road at this time. 

Sanitary: 

• 200 D PVC (Local) - Lundy's Lane / Highway 20. 

• For any extension of municipal sewers a Ministry of Environment, Environmental Compliance 
Approval (ECA) will need to be obtained. 

Stormwater Management Comments 

• A baseline srudy is required to investigate the existing sto:rmwater drainage conditions and 
constrai 1s (e.g. hydraulic capacity, flood, erosion, etc.) in the ollllet watersheds, assess 
fu ture development impacts and identify the stomwvater management requirements. 

• At the time of futu~e Planning Act Application (i.e. Draft Plan andtor Site Plan), the Niagara 
Region will require a stormwater management report (and the associated $1930 fee, 
development> 5ha) indicate in details how the development stormwater will be 
accommodated to address the requirements of baseline study in order to mitigate impacts 
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Niagara Region - Development Services Division 

Pr-e-Consultation Notes 

13030 l undy's Lane (Highway 20 ), Th.ornld 

Oeceml)er 11, 2022 

on the receiving creeks. The following preliminary comments are provided by information 
purposes: 

a) The iagara Region will require that stormwater runoff from the development be 
collected and treated to an Enhanced protection (i.e. 80% long-term suspended 
solids removal) prior to discharge from the site. 

b} The Region normally requires post-development flows be controlled to pre­
development level for all storms (2-year up to and including the ·100-year storm) prior 
to discharge from the site. Note the development must also satisfy the baseline 
study requireme 1ts. Thorold To•N11line Road (Regional Road 70) and Lundy's Lane 
{Highway 20) shall not be negatively affected as a result of development. Please 
note the Region normally does not approve piped outlet into a Regional Road ditch 
due to backwater effect and operation/maintenance requirement, and overland 
outlet(s) within the road allowance will be required. 

c) The Region will equire the development provide erosion control in order to mitigate 
impact on the downstream creeks. The most stringent criteria of the MECP Design 
Manual and the baseline study requ irement shall apply. 

d} Identify the feasible l ow Impact Development/Green Infrastructure practices in order 
to mitigate impact on downstream receiving creeks. 

e} Prior to construction, the Niagara Region w"ill require that detailed grading, servicing 
and construction erosion/sediment control plans be submitted to this office for review 
and approval. 

Waste Collection (Low Density Residential) 

• Curbside collection only 

• Recycling blue / grey bins or containers - no limit (weekly collection) 

• Organic green bins- no limit (weekly collection) 

• Garbage I waste bags or cans - 2 maximum per property (bi-weekly collection) 

• Detailed road designs will need to be submitted in order to ensure Regional waste collection is 
possible throughout the whole residential part of the development {see attached sketches for 
Regional 1,1.raste collection truck turning templates) 

• Any dead-end road, reg ardless of permanent or temporary, must end in a cul-de-sac that is 
capable of accommoda ·ng waste collection vehicle manoeuvres 

Waste Collection (Multi Residential) 
• Curbside collection only 
• Garbage: 2 bags/cans to a max of 24 per building collected every-other-week 
• Recycling: weekly blue/grey boxes or carts (unlimited) 
• Organics: weekly green bins or carts (unlimited) 

Waste Collection ,(Commercial) 

• Curbside collection only 

• Garbage: 8 bags/cans collected every-otheH •1eek 
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Niagara R,egion - Development S,ervices Division 

Pre-Consultation Notes 

13030 LUI dy's Lane (IHigllway 20), Too:ro!d 
December 1, 2022 

• R,ecycli11g: weekl1r blue/grey boxes or carts {8 carts max} 
• Organics: weekly green bins or carts (8 carts max) 
• If commercial buildings have garb age pickup locatio11s at th e rear of buildings, private waste 

collection is needed to service the site. 

Required Studies 

• Planning Jus ·fication Report that includes 0 -6 Guideline La 1d Use Compatibility justification 
and Employment land Redevelopment calculation I justification 

• Dust, Noise a11d V ibration studies 

• Phase One and Two Enviro ,me i tal Site Assessments (with Record of Site Condition} 

• Stage ·1-2 Archaeolo,gical Assessme ,t (and any subsequent study wilh Minist~1 
Acknowledgement} 

• Pedestrian l evel W ind Impact Analysis 

• Traffic Impact Study 

• Fun ctional Servicing Report 

• Stormwate, Management R,eport 

Regional Review Fees 

The Region's 2022 Fee Schedule is available at: 
https://w11;w.n iagararegion.caJbusiness/fpr/forms fees.aspx. 

• Zoning By-law review· fee - $1,345 

• Draft Plan of Subdivision mview fee - $5,340 {base fee) + $1,850 per hectare 

• Local Official Plan A 1end ent review fee - $'IO,O'l5 

• Major Urban Design eview ee - $-640 (at Draft Plan of Subdivision stage) 

• Stormwater Manageme 1t lfieview fee (> 5 ha) - $1 ,930 (at Draft Plan of Subdivision stage) 

• Potential Peer Review, at applicant's cost, for the above noted studies 

*Note that fees are reviewed yearly and subject to ch ange in 2023 
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10. Required Information and Studies to be submitted with the Application(s) . Studies identified with an asterisk* will 

likely require a peer review at the cost of the developer. Please ensure all digital copies are provided as an 

Accessible Document. 

Reports, Studies, Plans 
(See Notes for additional details) 

No. of Copies 
Notes 

Elect 
Digital 

Paper 

X Planning Justification Report 1 1 

X Conceptual Site Plan 1 1 

Draft Regional Policy Plan Amendment 

X Draft Local Official Plan Amendment 1 1 

X Draft Zoning By-law Plan Amendment 1 1 

Land Use/Market Needs* 

X Urban Design/Landscape Plans 1 1 

X Archaeology Assessment 1 1 Stage 1 & 2 

Cultural Heritage Impact Assessment* 

X Environmental Impact Study 1 1 Address with Engineering 

Environmental Planning Study/ Sub-Watershed Study 

Tree Inventory Preservation Plan 

Floodplain and Hazard Lands Boundary Plan 

Geotechnical 

X Environmental Site Assessment (Stage 1-2) 1 1 Phase 1 & 2 ESA, RSC 

X Air Quality/Noise & Vibration Study* 1 1 Dust, Noise and Vibration studies 

Agricultural Impact Assessment 

Farm Operation and Ownership 

Minimum Distance Separation I & II 

Mineral Aggregate Resources 

Municipal Servicing Study 

Grading and Servicing Plans 

Sensitive Land Use Report 

Slope Stability Report 

X Stormwater Management Plan and Report 1 1 

X Transportation Impact Study/Parking Impact Analysis 1 1 Traffic Impact Analysis 

X Functional Servicing Report 1 1 

Soil report 

Financial Impact Assessment 

Gas Well Study/Gas Migration Study 

X 
X 

Other: 

Pedestrian Level Wind Impact Analysis 

Illumination Plan 

1 

1 

1 

1 
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Notes: 

1. The purpose of this document is to identify the information required to commence processing and evaluating an 
application as set out in the Planning Act. This pre-consultation process is designed to proceed based on the 
mutual agreement of the parties as shown by the signatures below. 

2. Pre-consultation does not imply or suggest any decision whatsoever on behalf of staff or the City to either support 
or refuse the application . 

3. The applicant should be aware that the information provided is accurate as of the date of the preconsultation 
meeting. Should an application not be submitted in the near future, and should other policies, by-laws or 
procedures be approved by the Province, City, Region or other agencies prior to the submission of a formal 
application, the applicant will be subject to any new policies, by-laws or procedures that are in effect at the time of 
the submission of a formal application. If an application is not submitted within 1 year, the applicant shall confirm 
with the City the directives of the original preconsultation meeting. 

4. Any application submitted without the information identified in this Pre-consultation Document will be deemed 
incomplete and not processed. Alternately, staff may recommend refusal of the application based upon 
insufficient information to properly evaluate the application. 

5. The applicant acknowledges that the City and Region considers the application forms and all supporting materials 
including studies and drawings, filed with any application to be public information and to form part of the public 
record. With the filing of an application, the applicant consents and hereby confirms that the consent of the 
authors of all supporting reports have been obtained, to permit the City and Region to release the application and 
any supporting materials either for its own use in processing the application, or at the request of a third party, 
without further notification to, or permission from, the applicant. 

6. It is hereby understood that during the review of the application additional studies or information may be required 
as a result of issues arising during the processing of the application or the review of the submitted studies . 

7. If the City or Region does not have sufficient expertise to review and determine that a study is acceptable, the 
City may require a peer review. The cost of the peer review shall be paid for by the applicant. The Terms of 
Reference for a peer review is determined by the City or Region . 

8. Some studies may require NPCA review and clearance/approval. In this instance, the NPCA review fee shall be 
paid by the applicant. 

9. All plans and statistics must be submitted in metric. 
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Thornton Tomasetti 

March 30, 2023 

Peter Horn 
Rudanco Hospitality Corporation 

Re: Peer Review Comments - Uppers Quarry Acoustic Assessment Report 

Thornton Tomasetti (TT) was retained by Rudanco Hospitality Corporation (Client) to review and provide 

comments on the Acoustic Assessment Report prepared in support of the proposed Uppers Quarry in 
the City of Niagara Falls, Regional Municipality of Niagara, located to the north and east of the Client's 

property located at 13030 Lundy's Lane which comprises of future development lands totalling 23ha at 

the northwest corner of Lundy's Lane and Thorold Townline Road in the City of Thorold (the "Rudanco 

Property") which is proposed to be developed as a residential community. 

TT has reviewed the report Walker Aggregates Inc. Niagara Falls, Ontario Upper's Quarry: Acoustic 

Assessment Report dated October 28, 2021, prepared by RWDI AIR Inc. (AAR). 

TT's review is limited to such concerns as may be relevant to the Client's proposed development and 
does not address items related to the proposed quarry's impact on any other surrounding properties. 

For ease of understanding, this review is structured similarly to the AAR, and excerpts from the AAR 

report are provided below with TT's comments. 

1. Introduction 

The AAR states that: This assessment is completed in respect of an application under the Aggregate 

Resources Act. Based on the Ministry of Natural Resources Policy #A.R. 2.01.09 (MNR, 2006), a detailed 

noise assessment is required since there are noise-sensitive lands within 150 m of the Quarry. The 

Aggregate Resources Act recommends referencing the Ontario Ministry of the Environment and Climate 

Change (MOE CC) guidelines for stationary sources of sound. This AAR is completed using the applicable 

Ontario Ministry of the Environment, Conservation and Parks (MECP), previously known as the Ministry 

of the Environment and Climate Change (MOE CC), guidance documents (MOECC, 2012 and 1995). 

Documents in this report still reference the MOECC. 

The AAR should clea rly indicate if the quarry w ill be operating under an Environmenta l 

Compl iance Approval from the Ministry of the Environment, and if the AAR wi ll be used in 
support of that approval. 

The AAR sates that: Quarry operations will not include large sources of vibration. Therefore, an 

assessment of vibration impact is not required. Blasting is outside of the scope of this assessment and is 

addressed separately in the blast impact analysis by Explotech. 
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Thornton Tomasetti 
13030 Lundy' s Lane 

TT Project #SW21382 

March 30, 2023 

Rock crushing and use of heavy equipment are significant sources of vibration. Based on the proximity of 
the proposed quarry these vibration sources could have impacts to the future residential development on 

the Rudanco Property, particularly when extraction activities are occurring in the southwest corner of the 

proposed quarry. 

TT's comments regarding the Blast Impact Assessment report prepared by Explotech are included under 

separate cover. 

2. Facility Description 

The AAR states that: The proposed Upper's Quarry is located on Part of Lots 119, 120, 136 and 137, and 

Part of the Road Allowance between Lots 120 and 136 (geographic township of Stamford) in the City of 

Niagara Falls, Regional Municipality of Niagara. Sensitive land uses adjacent to Upper's is shown on 

zoning maps in Appendix A. 

The AAR report includes excerpts from the old City of Thorold zoning regulation (Comprehensive Zoning 

By-Law 2140 (1997)) but does not mention that the City of Thorold has recently enacted a new zoning 
regulation (Zoning Bylaw 60-2019). The new zoning bylaw took effect (excluding some changes to 

residential zones) on March 16, 2021, prior to the issuance of the AAR report. 

The AAR report should be updated to reflect this new zoning bylaw. 

2.1. Proposed Extraction Scenario 

The AAR states that: At the start of extraction operations, four sinking cuts will be required to allow 

extraction to begin. Two sinking cuts are required in Phase 1A (one in the Mid Extraction Area, one in 

the South Extraction Area), one sinking cut is required in 2A. 

The AAR report should clarify if/where the fourth required sinking cut w ill occur. 

The AAR states that: During the sinking cuts and early phases of operation, the primary crusher is 

integrated into a single processing plant located near the working face. In later phases, the primary 

crusher will split from the single integrated plant and start to follow the working face . The processing 

plant, which contains the secondary and tertiary crushers, will remain close to the quarry entrance. The 

processing plant will be located at varying elevations, beginning at the top of rock during the sinking cut 

portion of operations, and moving to the first bench and then the final quarry floor as space becomes 

available. 

The AAR should clarify wh ich location(s) for the processing plant have been modeled, and which 
represent predictable worst-case scenarios. 

The AAR states that: Phases 1A, 2A, and 3 will be extracted in two benches down to the Quarry floor, 

which is at elevations of 141 to 149 metres above sea level (mas!). The quarry floor has a gradual 

downward slope from the northeast corner (149 mas/) to the southwest corner (141 mas/). The first 

bench is between 175 to 178 mas/ and the second bench is between 160 to 162 mas/. Phases 1 B and 
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Thornton Tomasetti 
13030 Lundy's Lane 

TT Project #SW21382 
March 30, 2023 

28 will be extracted to an elevation of 155 mas/. They will then be backfilled with clay material up to 

approximately 176 to 177 mas/ for the watercourse realignment. 

The AAR should indicate the applicable elevations tor Phases 3A, 3B, 4, and 5. 

The AAR should confi rm that phases wi ll be extracted sequentially, so that only one phase is being 
worked at a time and should clarify when backfi lling wi ll occur in the sequence of extraction. (i. e., 

wi ll backfilling of Phase 1 B and 2B occur before or after backfill ing of Phase 1 A and 2A, and/or Phase 
3A, 3B, 4, or 57) 

The AAR states that: In addition to aggregate extraction and processing, the site will also include an 

asphalt plant (AP), to be located in mid-extraction area Phase 1A, capable of producing 4,900 tonnes per 

day of hot-mix asphalt (HMA). Operations include the receipt and drying of washed aggregate, receipt 

and storage of asphalt cement, mixing and storage of HMA, and loading highway trucks for shipment to 

the job site. The asphalt plant will become operational once Phases 1 A and 1 B have been fully 

extracted. This will allow room for the asphalt plant to be put in place. 

Table 1: Noise Source Summary - Proposed Extraction Scenario of the AAR indicates that 6 trucks per 

hour will be used tor "H MA Product Shipping, Full". At full production (4,900 tonnes per day of H MA) 6 
trucks per hour, at 24 hour/day operation would require that each truck carry 34 tonnes of HMA, which 
appears to be on the high end of what would normally be carried by a single vehicle . Additionally, the 
traffic study considers over 30 trucks per hour departing the quarry. 

The AAR should confirm that the estimated on-site vehicle traffic is representative of predictable 
worst case noise impacts from the quarry operations. 

The AAR should clarify if the asphalt plant will be located below grade, and if Phase 1 A and/or Phase 
1 B will be backfi lled prior to the instal lation of the asphalt plant. 

2.2. Modelled Phases 

The AAR states that: The receptors surrounding the Quarry will experience the most impact from the 

Quarry during different phases. Therefore, the modelled scenarios are selected based on the worst-case 

extraction location for the different receptors. 

The modelled phases for the Proposed Extraction Scenario are: 

• Phase 1A Sinking Cut (P1A_Sinkcut*): Sinking cut in Mid Extraction Area 

• Phase 1A South Sinking Cut (P1AS_Sinkcut*): Sinking cut in South Extraction Area 

• Phase 2A Sinking Cut (P2A_Sinkcut*): Sinking cut in North Extraction Area 

• Phase 3A (P3A *): Extraction in northern portion of Phase 3A, with AP operational 

• Phase 3B Northeast (P3B_NE*): Extraction in the northeastern corner of North Extraction Area, 

with AP operational 

• Phase 4 Southeast (P4_SE*): Extraction in southeastern corner of Mid Extraction Area, with AP 

operational 

• Phase 5 East (P5_E*) : Extraction in eastern corner of South Extraction Area, with AP operational 
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As illustrated in the AAR figures, operations such as the working face, and primary crusher {located 

adjacent to the working face) were modelled as single points. 

The AAR should clarify if these point sources may move within a given phase {i .e., if the work ing 

face could move backwards, and if the primary crusher may move across the working face 

and/or follow the working face backwards). If so, the AAR should confirm that the modeled 
locations of each source represent the predictable worst-case impact for that specific phase at all 

appl icable receptors. 

The AAR states that: Sinking cut in Phase 3A was also assessed but was deemed to be less impactful 

than Phase 2A sinking cut. Phase 38 sinking cut is expected to have similar impacts . Therefore, sinking 

cuts in Phases 3A/3B were not evaluated further. The operation overviews of the modelled scenarios are 

shown in Figures 2a through 2g. 

This mention of sinking cuts in Phase 3A and 3B combined with the previous mention of sinking cuts in 
Phases 1 A Middle, 1 A South and 2A appear to contradict the previous statement that four sinking cuts 

would be required. 

The AAR should clearly indicate the fu ll sequence of operations in each phase (sinking cut, 

extraction, backfill, etc .) and in the overa ll project. 

The AAR should clearly indicate the predictable worst case noise impacts around the proposed 

quarry for each stage of operations in each phase of the project. 

3. Noise Source Summary 

The AAR states that: A summary of significant sound sources is provided in Table 1, including sound 

power levels, location, sound characteristics, operating duration, and vehicle route assumptions. Sound 

power levels for the proposed sources are based on historical measurement data on file at RWDI. The 

overview of the locations of the modelled sources are shown in Figures 2a through 2g. Detailed 

examples of the significant source locations are shown in Figures 2h and 2i. 

While historical sound measurement data can be a valid source of information, it is impossible to verify in 
the context of a peer review and may not be optimally representative of the actual conditions on a new 

project. Where possible, manufacturer's specifications would be preferred, but these may not be 

available for all sources . 

The AAR should include a recommendation that verification testing be performed on the 

equ ipment and operations prior to the start of quarry operations, to confirm that the sound levels 
modelled in the AAR report are accurate. If the actua l equipment or operations are louder than 

assumed in the AAR report, the quarry shou ld be requ ired to replace equipment or mitigate the 
noise emissions to the level specified in the AAR report. 
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3.1 . Continuous Sources 

The AAR states that: All continuous sources are assumed to be operating constantly in their respective 

operating periods. During the sinking cut, only one (1) secondary and one (1) tertiary crusher will be 

deployed. As the Quarry progresses to later phases, two (2) sets of secondary and tertiary crushers will 

be deployed at the processing plant. Asphalt plant noise sources were based on the existing asphalt 

plant at Walker Brothers Quarry and Asphalt Plant in Niagara Falls. 

TT has no comments on this section . 

3.2. Impulsive Sources 

The AAR states that: The only impulsive source considered in this study is the impulses associated with 

the asphalt plant silos (ASPH_imp_silo), which could operate up to 24 hours a day. As per NPC-300, the 

sound limits are based on the number of impulses per hour. Nine (9) or more impulses are anticipated to 

occur at a worst-case hour during daytime, evening, and nighttime. 

TT has no comments on this section. 

3.3. Construction Sources 

The AAR states that: Temporary construction noise from the Quarry is anticipated for short periods 

throughout its lifespan. Activities considered to be construction noise include overburden removal and 

berm creation. Details on construction noise assessment are provided in Section 5. 

Due to the transient nature of operations at the quarry, all activities will be temporary to a certain extent. 

The AAR should clarify the expected durat ion of each activity at the quarry site (overburden 

remova l, berm creation, sinking cut, extraction, and backfi lling) for each phase. The criteria for 
cons idering an act ivi ty to be "temporary construction noise " shou ld be explicitly stated, and each 

activity which meets that criteria shou ld be identif ied . 

Certain additiona l noise sources , such as erecting equipment, bui lding roads, etc. may also 

plausibly fa ll under the category of construction noise. 

3.4. Identifiable Source Characteristics 

The AAR states that: Continuous sources that warrant adjustment due to tonal, cyclically.varying, quasi­

steady impulsive or beating sound characteristics receive additional consideration in accordance with 

MOECC NPC-104 guidelines (MOECC, 1978). These guidelines specify that a penalty is applicable for 

tonal, cyclically varying, or quasi-steady impulsive sound characteristics. No sources were identified to 

exhibit tonal, cyclically varying, quasi-steady impulsive or beating sound characteristics per NPC-103. 

TT has no comments on this section. 
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4. Points of Reception 

The AAR states that: Sound levels from sources at the Quarry were determined at points of reception 

(PORs) located on noise sensitive land uses. Noise sensitive land uses are defined in the MOECC's 

environmental guideline, Publication NPC-300 (MOECC, 2013), as the property of a person that 

accommodates a dwelling, a noise sensitive commercial building or a noise sensitive institutional 

building. In some cases, a vacant lot may be considered noise sensitive provided it is zoned to allow a 

sensitive use. 

Although the Client's property is not currently zoned to permit a residential land use, the Town of Thorold 
Official Plan designates the Client's property as "Residential", as illustrated on The Neighbourhoods of 

Rolling Meadows Secondary Plan. 

The Client is in the process of preparing planning applications to develop the Rudanco Property 
as a residentia l community, implementing the planned vision for the site. This proposed 

development represents a noise sensit ive land use relevant to the proposed quarry operations . 

It wou ld be prudent for the proposed residential development included as a point of reception in 

the AAR . 

4.1. Surrounding Noise Sensitive Land Uses 

The AAR states that: There is a residential-zoned vacant lot for the Rolling Meadows development 

approximately 420 m west of the Quarry. The vacant lot was not considered as a receptor for this 

assessment since the land developer will be required to mitigating any noise within 500m of the bed rock 

resource area according to policy 8.8. 12.3. of the Rolling Meadows Secondary Plan. The policy is 

included in Appendix 8. 

Section 81.8.12.3 Aggregate Resource Protection Policies of the City of Thorold Official Plan identifies 

that development applications within 500m of the potential bedrock resource area (as illustrated in the 
Rolling Meadows Secondary Plan) should be reviewed and incorporate mitigation to demonstrate that 

future aggregate extraction will not be precluded or hindered and to achieve land use compatibility. 
However, the policy goes on to state that "Once the proponent has prepared the appropriate studies and 

necessary mitigation is incorporated into the proposed development, if necessary, the utilization of such 

mitigation measures does not relieve the new mineral aggregate operation from providing appropriate 

setbacks and mitigation measures in order to achieve land use compatibility. " 

Due to the reciproca l requirements for the proposed quarry and proposed residentia l 

developments, it would be advantageous to coordinate the assessment and modell ing of 
stationary noise source impacts to the proposed residential development. 

4.2. Modeled Points of Reception 

The AAR states that: Two PORs were used to assess the sound level at residential receptors (R1 through 

R6): the far;ade POR and the outdoor POR. The far;ade PORs are placed at the closest window facing the 
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Quarry. For two-storey residences, the far;ade POR is modelled 4.5 m above ground. For one-storey 

residence, the POR is modelled 1.5 m above ground. All outdoor PORs are modelled at a height of 1.5 m. 

The locations of the modelled PORs are shown in Figure 1. The location of the PORs are also shown on 

the zoning map Figure A. 1 in Appendix A. 

The modeled receptor heights are consistent with the guidance in NPC-300. The illustrated noise 

contours provided in the AAR figures are noted to be at a height of 4.5m, consistent with second story 

receptors. 

5. Assessment Criteria 

The AAR states that: The assessment criteria for sound levels at the receptors is the higher of either the 

exclusion limit per NPC-300 or the minimum background sound level that occurs or is likely to occur. The 

exclusion limit is the highest sound level limit that may be used for a receptor when the background 

sound level is lower than the exclusion limit. 

TT understands that the AAR has considered the exclusionary, rather than existing background sound 

level limits. 

5.1. Exclusion Limits for Continuous Sources 

The AAR states that: The exclusion limits are determined from the level of urbanization, or 'Class', at the 

noise-sensitive land use. The acoustic environment surround the Quarry is characterized primarily by CN 

rail to the south and road traffic surrounding the site. Noise sensitive land uses for the receptors are 

therefore in a Class 2 acoustical environment, which is typical of a suburban area that is dominated by 

sounds of human activity and road traffic. As such, the MOECC Publication NPC-300 Class 2 exclusion 

limits apply to PORs in this study. The exclusion limits for each POR are shown in Tables 3a through 3g. 

TT agrees that the Class 2 sound level limits are appropriate for this area. 

5.2. Exclusion Limits for Impulsive Sources 

The AAR states that: Since there is only one impulsive source on site (ASPH_imp_silo), it is evaluated 

against the limit associated with the number of impulses per hour for this individual source. There is 

expected to be nine or more impulses per hour. Therefore, the strictest Class 2 impulsive limits apply. 

The worst-case impulsive sound level impacts and associated limits for each POR are summarized in 

Tables 3h. 

TT has no comments on this section . 

5.3. Construction Limits 

The AAR states that: Overburden-clearing and berm construction are considered short-term construction 

activities and are not examined explicitly in this assessment. Construction activities is generally 
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temporary in nature and is not part of the day-to-day operation of the site. The sound level due to 

temporary construction events are not generally assessed at the surrounding receptors . 

As noted above, the criteria for a "short-term" construction activity should be clarified in the context of 

the overall transient nature of activities at the quarry. 

The AAR report should recommend that the identified construction activities be completed in a 

succinct and t imely manner, rather than piecemeal over the course of quarry operations , so that 

the duration of noise impacts from construction activities can be minimized. 

6. Noise Control Recommendations 

The AAR states that The following recommendations are provided in order to meet the applicable 

compliance criteria: 

1. Minimum 3 m tall perimeter berms shall be constructed around the Quarry as shown in Figure 1. The 

perimeter berms shall be constructed as soon as possible during site preparation prior to extraction. 

2. The primary crusher shall stay within 30 m of the working face to maximize shielding effect of the 

Quarry terrain. 

3. Material extracted from the South Extraction Area shall be processed in the Mid Extraction Area. 

4. While processing in Phase 4, the licensee shall maintain an 8 m tall barrier at a radius of 40 m to the 

southeast of the processing plant secondary crushers as shown in Figures 2f and 2g. The barrier can be 

material stockpiles, noise walls, or a combination of both. The barrier shall extend Jong enough to shield 

R4 and R5 from the secondary crushers. 

The identified noise control recommendations are designed to mitigate impacts to receivers located to 

the north, east and south of the quarry. Because the Client's property is located to the southwest of the 

quarry, these recommendations are not directly intended to mitigate noise in the direction of the Client's 

property, although some of them would contribute to that effect (recommendations 1, 2, and 3). 

Additional source mitigation measures, similar to measure 4 would potentially be helpful in mitigating 

noise impacts to the Client's property, particularly during the sinking cut operations in the south 

extraction area. 

7. Impact Assessment 

The AAR states that: The Quarry sound emissions were modelled based on the operating scenarios as 

described in Section 2. The sound levels at surrounding PORs are calculated by modelling the sound 

propagation from the significant sources at the Quarry. The modelled sound levels at the PORs were 

assessed against the applicable limits. Modelling of sound level propagation to the PORs was completed 

using Cadna/A, a commercially available implementation of the ISO 9613 (ISO, 1994b and ISO, 1996) 

algorithms. Cadna/A is produced by Oatakustik GmbH. 

As noted above, the assessment should consider the worst predictable impact based on each stage of 

each phase of the quarry and should account for different possible source locations. 
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It is unclear if the scenarios modeled in the AAR represent the worst-case predictable impacts to the 

Rudanco Property. 

Given that the AAR indicates that it assumes any development to the west will include mitigation 

measures to address potential noise impacts from the quarry operations, modelling of the 

predictable worst-case impacts from those operations on properties to the west of the quarry 

should be provided, in order to inform the design of mitigation strategies. 

8. Alternative Extraction Scenario 

The AAR states that: In the event that Walker obtains permission from the City of Niagara Falls, 

extraction will include the two road allowances bisecting the proposed quarry site: 

i. Upper's Lane, between the North Extraction Area and the Mid Extraction Area; and 

ii. the unopened road allowance between Lots 120 and 136, between the Mid Extraction Area and the 

South Extraction Area. 

The assessment results and recommendations for the alternate extraction scenario are included in 

Appendix D. 

None of the modelled conditions for the alternative extraction scenario predict sound levels at or above 
50 dBA on the Rudanco Property. As with the proposed quarry scenario, if this were to occur the AAR 

report should include modelling of each stage of each phase of operation. 

9. Impacts to the Rudanco Property 

Based on the modelling documented in the AAR report, noise impacts from the proposed operations 

have been predicted to be <50 dBA during the daytime and <45 dBA during the evening/ night at a 
height of 4.5m based on stationary noise impacts from the proposed quarry except in the Phase 1 A 

South Sinking Cut, Daytime scenario, where noise impacts are predicted to be between 50 and 55 dBA, 

which would exceed the applicable exclusionary sound level limit at the Rudanco Property. 

It should be noted that noise impacts from the unmodeled scenarios, particularly activities in Phase 1 B of 

the south extraction area could also exceed the applicable exclusionary sound level limits. 

Although the current zoning of the Client's proposed development does not identify residential land use, 
the City of Thorold Official Plan Schedule A-3 indicates that residential uses are planned for the area. 

In addition to implementing noise mitigation measures on the Rudanco Property, there are opportunities 
for additional source noise mitigation to be implemented within the proposed quarry. Such at-source 

mitigation measures could including the use of additional noise barriers on the quarry property and/or 
specifying minimum separation distances between operating equipment in the proposed quarry and the 

Rudanco Property. 
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10. Concluding Remarks 

We trust that these general recommendations meet the needs of the current phase of the design. 

Please do not hesitate to contact us if there are any questions. 

Yours Truly, 
Thornton Tomasetti 

\(_ · \ ~,<5,\ ,_\ r_\ Cl,ll<Cv· 
\ (_ - ' 

Robert Fuller, P.Eng. 
Project Engineer 
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Peter Horn 
Rudanco Hospitality Corporation 

Re: Peer Review Comments - Upper Quarry Blast Impact Assessment Report 

1. Introduction 

Thornton Tomasetti, Inc. {TT) was retained by Rudanco Hospitality Corporation {the Client) to conduct 

peer review of the Blast Impact Assessment Report prepared in support of the proposed Upper Quarry in 

the City of Niagara Falls, Regional Municipality of Niagara, located north and east of the Client's property 
located at 13030 Lundy's Lane which comprises of future development lands totalling 23 hectares at the 

northwest corner of Lundy's Lane and Thorold Townline Road in the City of Thorold {the "Rudanco 

Property") which is proposed to be developed as a residential community. 

TT has reviewed the Walker Aggregates Inc. Niagara Falls, Ontario Upper's Quarry: Blast Impact Analysis 

Report {the Report) dated October 2021, prepared by Explotech Engineers Ltd. 

TT's review is limited to such concerns as may be relevant to the Client's proposed development and 
does not address items related to the proposed quarry's impact on any other surrounding properties. 

2. Peer Review Comments 

Based on our review of the Report, the following comments are provided. 

• Points of Reception - Noise sensitive land uses are identified in the environmental noise 

guideline, NPC-300 of the Ministry of Environment and Climate Change (MOECC). Noise 

sensitive land uses are defined as the property of a person that accommodates a dwelling, a 

noise sensitive commercial building or a noise sensitive institutional building . A vacant lot may 

also be considered noise sensitive provided that it is zoned to allow a noise sensitive use. 

Although the Client's property is not currently zoned to permit a residential land use, the City of 

Thorold Official Plan designates the Client's property as "Residential", as illustrated on the 

Neighbourhoods of the Rolling Meadows Secondary Plan. 

The Client is in the process of preparing planning applications to develop the Rudanco Property 

as a residential community, implementing the planned vision for the site. The proposed 

development represents a sensitive land use relevant to the quarry operations. It would be 

prudent for the Rudanco Property to be included as a point of reception in the Report. 

• Applicable Guideline Limit - MOECC's NPC-119 guideline provides limit for blast induced 
vibration and overpressure. The guideline limit set by MOECC are as follows. 
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o Ground borne vibration - 12.5 mm/sec. 

o Overpressure limit - 128 dB 

• Predicted Vibration Levels - Based on the worst-case blasting parameters (118 kg/delay 

explosive etc.) and using Bureau of Mines prediction formulae, the blast vibration zone of 
influence is predicted to be 319 m from the extraction boundary. During material extraction at 

Phase 1, the Rudanco Property will be located within the zone of influence and thus, blast 
induced vibration is expected to be a concern. 

Blasting design modification such as reducing the amount of explosives per delay would be 

required to be in compliance with NPC-119 guideline limit. This would require coordination with 

the applicant for the proposed quarry. 

• Predicted Overpressure Levels - Similarly, using the worst-case blasting load (118 kg/delay of 
explosive), the overpressure zone of influence is predicted to be 580 m. The Rudanco Property 

will be within the zone of influence during material extraction at least for Phase 1A, Phase 1B, 

and Phase 5. 

It is understood that overpressure prediction formula inherently has high degree of variability. In 

order to address this variabilitv. onsite sound monitoring at the closest point of the proposed 

development is recommended. This would more accurately capture the overpressure intensities 

and provide guidance for any design changes such as reducing the amount of explosives per 

de/av. This should be coordinated with the applicant of the proposed quarry. 

• Flyrock - Flyrock is defined as rock propelled from the blast area. The regulation in Ontario 
strictly prohibits ejection of flyrock outside the quarry boundary. 

Considering the close proximity of the proposed quarry to the Rudanco Property, care should be 

taken in designing the blast parameters so that the Rudanco Property falls outside of the 

exclusion zone of the flyrock. 

• Material Extraction - As per the current extraction plan, blasting during Phase 1 would move 

towards the direction of the Rudanco Property. Consequently, the blasting impact is anticipated 
to increase as mining progresses towards the Rudanco Property. 

Given the sensitive residential use planned for the Ruandaco Property, the extraction direction 

should be coordinated between the applicant for the proposed quarry and the Client so that the 

impact at the proposed development is minimized. 

3. Recommendations 

• Although the current zoning of the Client's proposed development does not identify residential 

land use, the City of Thorold Official Plan does indicate that that residential and other sensitive 
land uses are planned for the area. In view of the Town's planned vision and the Client's 
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forthcoming development applications to implement this vision, it would be prudent to include 

the Rudanco Property as a noise and vibration sensitive point of reception in the Report. 

• There are opportunities to coordinate the blasting design parameters such as setback distance, 

explosives per delay, etc. between the applicant for the proposed quarry and the Client so that 

an appropriate Site Plan for the Rudanco Property and other operation details including conditions 
of approval can be established for the proposed quarry. 

4. Concluding Remarks 

We trust that these general recommendations meet the needs of the current phase of the project. 

Please do not hesitate to contact us if there are any questions. 

Yours Truly, 
Thornton Tomasetti 

Sarni Rahman, M.A.Sc., P.Eng. 
Senior Project Engineer 
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Peter Horn 
Rudanco Hospitality Corporation 

Re: Peer Review Comments - Uppers Quarry Air Quality Assessment Report 

Thornton Tomasetti (TT) was retained by Rudanco Hospitality Corporation (Client) to review and provide 

comments on the Air Quality Assessment Report prepared in support of the proposed Uppers Quarry in 
the City of Niagara Falls, Regional Municipality of Niagara, located to the north and east of the Client's 

property located at 13030 Lundy's Lane which comprises of future development lands totalling 23ha at 
the northwest corner of Lundy's Lane and Thorold Townline Road in the City of Thorold (the "Rudanco 

Property") which is proposed to be c;leveloped as a residential community. 

TT has reviewed the report Walker Aggregates Inc. Niagara Falls, Air Quality Assessment for the 

Proposed Upper's Quarry dated October 26, 2021, prepared by RWDI AIR Inc. (AQA). 

TT's review is limited to such concerns as may be relevant to the Client's proposed development, and 
does not address items related to the proposed quarry's impact on any other surrounding properties. 

For ease of understanding, this review is structured similarly to the AQA, and excerpts from the AQA 

report are provided below with TT's comments. 

1. Introduction 

The AQA states that: RWDI was retained by Walker Aggregates Inc. (WAI) to conduct an air quality 

assessment for the proposed Upper's Quarry (Upper's Quarry) in Niagara Falls, Ontario. The air quality 

assessment includes a dispersion modelling analysis of estimated emissions of key contaminants from 

proposed on-site operations. The results. of this analysis are combined with an appropriate background 

air quality concentration to provide a cumulative estimate of impacts on surrounding receptors . If 

predicted impacts are above the relevant criteria at nearby sensitive impact locations, mitigation 

measures are recommended, and the assessment is repeated. This process continues until predicted 

impacts are below the criteria. Mitigation measures are incorporated into the Best Management 

Practices Plan (BMPP) for dust. 

The MECP's Emission Summary and Dispersion Modelling report guidance document supports the use 
of BMPPs to address certain non-hazardous fugitive particulate emissions, but a BMPP would not be 

sufficient for all emissions from the quarry, and may not apply to all sources of particulate emissions 
from the quarry. 

The AQA should clearly indicate if the quarry will be operating under an Environmental 
Compl iance Approval from the Ministry of the Environment, if the AQA w il l be used in support of 

that approval, and if additiona l air emissions studies or documents wi ll be prepared. 
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2. Site Description and Operations 

The AOA states that: Clearing of overburden and berm construction will take place prior to drilling and 

blasting in each phase. At the start of extraction operations, four sinking cuts will be required to allow 

extraction to being. One sinking cut is required in each of Phases 1A, 2A, 3B, and 5 . .. . Progressive 

rehabilitation operations will take place throughout the life of the quarry. 

This appears to contradict the related AAR prepared by RWDI, which indicates that "Two sinking cuts are 

required in Phase 1 A (one in the Mid Extraction Area, one in the South Extraction Area)" This also does 

not align with the illustrated Phasing in Figure 1 of the AOA. which identifies Phases 1, 2, 3, 4, and 5, but 
does not identify a "Phase 1A. 2A, or 3 B ". 

The AOA report should al ign with the associated AAR. 

The AOA should include a fu ll timeline of the proposed lifecycle of the quarry, including the 
sequence of events (clearing and berm construction, sinking cuts, extract ion and rehabilitat ion) in 

every phase, and should identify what stages will occur sequential ly and/or in paralle l. 

The AOA states that Shot rock will be loaded by front-end loaders into a primary crusher. In the early 

phases of operation, the primary crusher is integrated into a single portable plant located near the 

working face. Once sufficient area has been established, two plants will be established, fed by a 

primary crusher and conveyor which follow the working face. The processing plant will be located at 

varying elevations, beginning at the top of rock during the sinking cut portion of operations, and moving 

to the first bench and then the final quarry floor as space becomes available. 

The AOA shou ld clari fy wh ich location(s) and/or heights for the processing plant have been modeled, 
and which represent pred ictable worst case scenarios. 

3. Hours of Operation 

TT has no comments on this section. 

4. Operating Scenario 

The AOA states that The maximum operating scenario examined in the assessment reflects the 

maximum production and shipping operations at the site during multiple phases in both the Proposed 

Operating Scenario. This scenario is meant to provide a conservative estimate of potential emissions, as 

well as the location of operations. In all cases, it is expected that operations would realistically occur at 

levels below these levels over most of the life of the quarry. 

Due to the transient nature of operations in the quarry, it is possible that air quality impacts could be 

highest in situations other than the maximum operating scenario (for example when operations are 

located closest to the property boundaries, even if the operations are not at maximum capacity at that 
time). 
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The AOA should clearly indicate each distinct stage of operations in each phase (c learing, berm 

construction, sinking cut, extraction, restoration, etc). and should identify if each stage of operations 

has or has not been modell ed . For stages that have not been modeled, justification shou ld be 

provided for why the emiss ions from those stages do not represent the predictable worst-case 

impacts. 

The AQA shou ld clarify if these point sources may move within a given phase (i.e. if the working 

face could move backwards, and if the primary crusher may move across the working face and/or 

fo llow the working face backwards). If so, the AQA should confirm that the mode led locations of 

each source represent the predictable worst-case impact for that specif ic phase . 

The AOA states that: Overburden stripping and berm construction are not examined explicitly in the 

assessment. These are considered short-term construction activities and are not part of the maximum 

operating scenario used in the assessment. Impacts associated with overburden stripping and berm 

construction are best managed through the development and implementation of a BMPP for dust. These 

controls would help to ensure that localized impacts due to the overburden stripping and berm 

construction are minimized, especially when they are occurring in close proximity to potential receptors. 

The stated purpose of this AOA from the Introduction section is to provide input to a BMPP for dust 

associated with the quarry operations. 

Because both clearing/berm construction, and other quarry operations are potential sources of dust 

emissions, the combined impacts of all concurrent sources from the quarry site should be considered in 

the AOA. 

The AOA shou ld either: 

o include all potentia l concurrent sources of dust emission for the "worst case" predictable 

operating scenario for the quarry property (both cleari ng/berm construction and other 

operations) , or; 

o confirm that clearing/berm construction w ill not occur at the same time as other quarry 

operations , and that separate BMPPs for dust w ill be implemented for each of these stages 

of operation . 

Appendix G of the AOA addresses an "Alternative Extraction Scenario", but this scenario is not 

discussed anywhere in the body of the report. 

The AQA shou ld discuss the alternative extract ion scena rio in the body of the report , rather than in 

an unreferenced appendix. 

5. Potential Impact Locations 

The AOA states that: There are eleven (11) discrete receptors consisting of commercial and residential 

buildings as well as outdoor locations potentially related to residential or business activity in the area near 

the Upper's Quarry. Due to the nature of the sources of emission, potential receptor locations further 
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from the site were not assessed, as impacts decrease rapidly with distance. The receptor locations are 

shown on Figure 1. 

O.Reg. 419/05 typically defines a point of impingement for air contaminants as any location outside the 

source property, rather than at discrete receptors. 

The AOA should include illustrations of predicted impacts at all off-site locations around the 

quarry. 

6. Identification of Contaminants and Sources 

The AOA states that: The primary contaminant of interest is airborne dust generated by operations at the 

site. The following key components of dust were modelled: 

Total suspended particulate matter, which consists of particles with an aerodynamic diameter of 

44 micrometers (µm) or Jess (known as TSP); 

lnha/ab/e particulate matter, which consists of particles with an aerodynamic diameter of 10 µm 

or Jess (known as PM 1 O); 

Respirable particulate matter, which consists of particles with an aerodynamic diameter of 2. 5 

µm or Jess (known as PM2.5); and 

Crystalline silica within the PM10 portion of the dust. 

As the quarry is intended to extract bedrock, the composition of the extracted material will likely correlate 

to the dust emitted from quarry operations. 

In addition to si lica, any other contaminants present in the quarry stone with health and/or 

particulate limits (for example heavy metals or other materials identified in the MECP's Air 

Contaminants Benchmark List) shou ld be identified and included in emission estimation rates . 

The AOA states that: On-site vehicles and heavy equipment also emit products of combustion. TSP, 

PM10, PM2.5, and Nitrogen dioxide gas (NO2) were modelled as the key representatives of combustion 

products. In addition, the on-site asphalt plant emits NO2, PM, silica, benzene, benzo(a)pyrene, 

naphthalene, arsenic, lead, and nickel which were all modelled as well. 

The potential sources of emissions for the Upper's Quarry are as follows : 

• Drilling and blasting operations; 

• Material crushing, screening, conveying, and stockpiling; 

• Material handling operations (loaders loading haul trucks and highway trucks); 

• Equipment travel over unpaved surfaces (haul trucks, loaders, and highway trucks); 

• Tailpipe emissions from on-site vehicles and heavy equipment; and 

• Asphalt Plant operations. 

Figure 2 through Figure 5 presents modelled source locations for various phases in the Proposed 

Extraction Scenario. The source locations for the modelled extraction operations reflect the presumed 

worst-case locations for operations at the working face, relative to sensitive receptor locations. 
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As illustrated in the AOA figures, operations such as the working face, and primary crusher (located 

adjacent to the working face) were modelled as single points. 

The AOA should clari fy if these point sources may move with in a given phase (i .e. if t he working 

face could move backwards, and if the primary crusher may move across the working face 

and/or follow the working face backwards) . If so, the AOA should confirm that the modeled 
locations of each source represent the predictable worst-case impact for that specific phase at al l 

appl icable receptors. 

7. Criteria 

The AOA states that The Ministry of the Environment, Conservation and Parks (MECP) has published 

Ambient Air Quality Criteria (AAQC), which are desirable concentrations of contaminants in air, based on 

protection against adverse effects on health or the environment. Environment Canada also has Canadian 

Ambient Air Quality Standards (CAAQS) for certain contaminants, which are used by provinces and 

territories to implement air quality improvements within their jurisdictions. The AAOCs and CAAQS are 

not enforceable standards. They are used as indicators for desirable air quality conditions. 

O.Reg. 419/05: Air Pollution - Local Air Quality and the associated Air Contaminants Benchmark List 
describes assessment requirements and provincially enforced standards that apply to emissions from 

industrial activities. 

The AOA should confirm if the quarry will or will not comply with O.Reg . 419/05 and the MECP's 

Ai r Contaminants Benchmark List. 

8. Emission Estimation 

The AOA states that: Emissions were estimated in accordance with relevant guidance, using published 

emission factors as provided in Appendix A - F. Detailed emission calculations are provided in the 

appendices to this report. The appendices contain details on assumptions, equipment types, sample 

calculations and other details that provide clarity as to RWOl's methodology. 

The emissions from sources that are wind-speed dependent (e.g., material handling) were calculated on 

an hour-by-hour basis, using the wind speed for each hour in the meteorological record. The emission 

values shown in the appendices for the wind-speed dependent emissions sources are example values, 

based on the average wind speed from the meteorological data . Emissions of crystalline silica were 

estimated using a very conservative silica content in the resource of 10 % . As this resource is comprised 

of dolostone, 10% reflects an upper bound, with values closer to 2% being the norm in this deposit. 

Appendix A indicates that crystalline silica has been assumed to make up 10% of the total PM 10 
emissions, based on the silica content in native stone. 

Appendix D indicates that crystalline silica has been assumed to make up 1.8% of the total PM10 

emissions, based on the silica content in native stone. 
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The makeup of the remaining 90 - 98.2 % of the native stone is not discussed. 

The AOA should provide a reference for the assumed content of the stone being processed, 

preferably in the form of test data local to the quarry site, and the content should be consistent 

across the calculations performed. 

Appendix E lists tailpipe emission factors for various equipment, but it is unclear if these emission factors 
are based on manufacturer specifications or some other source. 

The AOA should provide a citation for the listed combustion equipment tailpipe emission factors. 

The AOA shou ld clearly indicate that only equipment confirmed to meet the tailpipe emission 

performance assumed in the reports prepared in support of the quarry's operations can be used 
at the quarry. 

9. Dispersion Modelling 

The AOA states that The dispersion modelling was conducted to confirm that the proposed mitigation 

measures will be sufficient to control off-site impacts at the residential receptor locations. The modelling 

was conducted in accordance with the MECP's Guideline A-11 : Air Dispersion Modelling Guideline for 

Ontario, using the U.S. EPA AERMOD version 19191 dispersion model. AERMOD assesses multiple 

sources of emissions at discrete off-site receptors and is the current state-of-the-art regulatory model in 

Ontario. 

Regional meteorological data obtained from the MECP website were used within the model, in 

accordance with the MECP's Guideline A-11 . Terrain information for the site was also obtained from the 

MECP, in accordance with Guideline A-11, but base elevations for sources within the site reflect the 

quarry floor. 

Guideline A-11 refers to the O.Reg. 419/05 Section 2 definition for a point of impingement, namely any 
location outside of the source property, rather than at specific locations associated with nearby 

residences. 

(As noted above) The AOA should include illustrations of predicted impacts at all off-site locations 

around the quarry. 

10. Local Emission Sources 

TT has no comments on this section. 

11. Background Air Quality 

The AOA states that: In keeping with common practice, the 90th percentile 1-hour and 24-hour 

concentrations, and annual average concentrations from the background monitoring data was used in the 

cumulative effect assessment. This represents the highest background concentration that could 
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reasonably be expected to coincide with maximum impacts from existing operations in the area and the 

Upper's Quarry. Table 1 summarizes background data on air quality in the study area. 

The AOA previously indicated that some activities (such as site clearing and berm construction) have 

been considered to be temporary activities and were not included in the modelling conducted. It is 
unclear if the emissions from clearing and berm construction activities on the Quarry site, and from 

added vehicle activity on the public roads outside of the quarry property resulting from quarry activity 

have been included in the assessment of background concentrations. 

The AOA should cla rify if t emporary construction activities could occur concurrently with quarry 
operations, and if so, shou ld include emissions from those activities in either the background air 

qua lity assessment, or the assessment of quarry emiss ions. 

Since the AQA is consideri ng background concentrations (i .e. concentrations from off-site 

sources),the AOA should clarify if quarry re lated increases to off-site emission sources (such as 

fugit ive dust from heavy truck travel on the road into the quarry) could contribute to increased 
background air contaminant levels in the vicinity of the quarry which wou ld not otherwise be 

captured in the modell ing conducted for sources w ithin the quarry property itself. 

12. Chemical Reactions Among Contaminants 

TT has no comments on this section. 

13. Uncertainties 

The AOA states that: Oust emissions are highly variable, as they are potentially influenced by many 

factors. The manner in which the emissions disperse into the surrounding environment is influenced by 

a large number of factors. The techniques used to model emissions and dispersion cannot accurately 

account for all the relevant factors. 

To compensate for this inaccuracy, the analysis was designed to estimate impacts under worst-case 

weather and considering maximum opwating conditions for every day of the peak operating season 

(March through November, inclusive) of every year considered. Operations during the months of 

December through February were assessed at a lower production level. Based on these compensating 

features of the analysis, it can be safely assumed that the actual impacts at the site, with the assumed 

mitigation measures in place, will be Jess than what has been predicted. 

Many air standards are based on worst-case conditions in any individual day, hour, or shorter timeframe. 
The consideration of "worst-case" emissions and weather conditions is a typical requirement for air 

emissions modelling in Ontario, rather than an additional compensation to correct for uncertainty in data . 

The Calculations illustrated in Appendix A are noted as being based on the US EPA's AP-42 Compilation 
of Air Emission Factors, sections 11 .9 (Coal Mining) and 13.3 (Explosives Detonation). 
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As noted in Table 13.3-1 of AP-42, the Emission Factor Rating for explosives detonation is D, or 

"Marginal/ Uncertain Data Quality" as described in the MECP's Guideline A-10. 

As noted in Table 11.9-2 of AP-42, the Emission Factor Rating for explosives detonation at western coal 
mines is C ("Average") to D ("Marginal/ Uncertain"). Additionally, the emissions from blasting at a coal 

mine may not be directly analogous to the emissions from the proposed quarry. 

As noted in the MECP's Guideline A-10, "Where the maximum POI concentration from the facility is less 

than 10% of the ministry POI Limit, emission rate estimates of Marginal or Uncertain Data Quality, may 

be adequate." As noted in Table 2 of the AOA, a number of receptors are subject to contaminant impacts 

greater than 10% of the applicable criteria. 

The AOA shou ld include an assessment of data quali ty and uncerta inty for all sources as 

described in M ECP Guideline A-10. 

14. Results 

The AOA states that: The results of the dispersion modelling assessment for aggregate extraction are 

provided in Table 2 through Table 5. The analysis shows that with appropriate controls on the haul 

routes, compliance with the relevant criteria can be achieved at all offsite receptors based on modelled 

emissions of sources. 

However, with the addition of background concentrations to benzo(a)pyrene, this contaminant exceeds 

the AAOC even without emissions from the facility. This is due to the ambient background levels 

throughout most of Ontario already being above the AAOC. The incremental impacts due to facility 

emissions are low, resulting in an incremental increase of Jess than 2% over the annual average 

background levels. 

As noted above, because the AOA includes an assessment of background air quality, the modelling 
conducted as part of the AOA shou ld be updated to include contributions to background air contaminants 

resu lt ing from activit ies associated with the quarry but not assessed as direct emissions from the quarry. 

As noted above, reporting of results should include an illustration of the air quality impacts from quarry 

operations at all points surrounding the quarry, in accordance with the 0. Reg. 419/05 definition of a point 

of impingement, rather than at short list of individual locations. 

15. Recommendations 

The AOA states that: The proposed Upper's Quarry must operate in accordance with the operating 

standards pertaining to dust outlined in section 0. 12 (2) Ontario Regulation 244/97, which include: 

The licensee or permittee shall apply water or another provincially approved dust suppressant to 

internal haul roads and processing areas, as necessary to mitigate dust, if the pit or quarry is 

located within 1,000 metres of a sensitive receptor. 

The licensee or permittee shall equip any processing equipment that creates dust with dust 

suppressing or collection devices if it is located within 300 metres of a sensitive receptor. 
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The licensee or permittee shall obtain an environmental compliance approval under the 

Environmental Protection Act where required to carry out operations at the pit or quarry. 

Furthermore, this assessment is based on the following recommendation, which is to be included on the 

Site Plans: 

The site will operate in accordance with the Best Management Practices Plan (BMPP) for 

Fugitive Dust Emissions, which may be amended from time to time, considering actual impacts 

and operational considerations. The recommendations in the BMPP are based on the maximum 

daily production rates. At lower production rates, the control measures specified in the BMPP 

can be reduced accordingly, provided dust remains mitigated on site. 

The AOA should discuss recommendations beyond simply reiterating regulatory requirements, 

such as: 

• Summarizing operational limits and/or performance requirements for equipment and 

activities at the quarry; 

• Outlining proposed ongoing monitoring and verification processes to ensure that the 
quarry operates in accordance with the parameters identified in the AOA report; 

• Establ ishment of a public compla ints handling process for the quarry; 

The AOA should discuss the status of the required Environmenta l Compliance Approval (has the 
application been submitted, when/where wil l the application be open for public comment, etc) 

16. Recommended Management Practices 

The AOA states that RWDI recommends the following mitigation measures be incorporated into the 

BMPP: 

Blasting operations occurring within 300 m of a residential receptor shall have a blast area not 

exceeding 200 m2 in area. 

Aggregate extraction, processing and shipping does not exceed 9,000 tonnes per day. 

Section 8 of the AOA states that Mitigation measures recommended in this assessment are 

incorporated into a BMPP for dust for the site. The emission estimates account for the effect of these 

dust mitigation measures, such as watering of haul roads, and use of spray bars on processing 

equipment. 

Section 16 of the AOA should provide a fu ll list of the mitigation measures assumed in the 

calcu lations performed as part of the AOA. 

In addition to measures assumed for the purpose of ca lculations, the AOA should refer to the 
MECP's Technical Bul letin MANAGEMENT APPROACHES FOR INDUSTRIAL FUGITIVE DUST 

SOURCES. 
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The AOA should specifically identify the conditions under which each element of the BMPP 

should be implemented, and under what specific conditions these measures can be reduced, as 

described in section 15 of the AOA. 

The AOA should provide recommendations regarding the implementation of training and record 

keeping associated with the BMPP, so that the quarry's compliance with the BMPP can be 

verified . 

As noted in the MECP's Guideline A-10, a BMPP alone is not sufficient to address fugitive dust 
emissions that include metals or other contaminants with health based standards (such as silica) . 

These contaminants must be assessed in detail as part of an ESDM report. 

17. Concluding Remarks 

We trust that these general recommendations meet the needs of the current phase of the design. 

Please do not hesitate to contact us if there are any questions. 

Yours Truly, 
Thornton Tomasetti 

Robert Fuller, P.Eng. 
Project Engineer 
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Attn: Peter Horn 

RE: TECHNICAL REVIEW -
UPPER'$ QUARRY, TRAFFIC IMPACT STUDY - FINAL OCTOBER 2021 -
PREPARED BY THE MUNICIPAL INFRASTRUCTURE GROUP LTD. 

The purpose of this letter is to document the technical review of the Traffic Impact Study for the 
proposed Upper's Quarry, dated October 2021, which was prepared by The Municipal 
Infrastructure Group Ltd. (the consultant). The review considers the consultant's methodology 
and assumptions related to the Traffic Impact Study (the study), and the information presented 
in the report as related to its conclusions and recommendations. 

The proposed Upper's Quarry (subject site) is in the City of Niagara Falls (Niagara Region) on 
lands south of Beaverdams Road, north of an existing Hydro Corridor and east of Thorold 
Townline Road. Extracted aggregate and recycled aggregate will be limited to 1,800,000 
tonnes per annum. 

Vehicle access is proposed from Upper's Lane with traffic directed towards Thorold Townline 
Road. Two Haul Route options are detailed in the study. Route 1 directs quarry traffic 
(excluding light vehicles) north along Thorold Townline Road to market. Route 2 directs quarry 
traffic (excluding light vehicles) south along Thorold Townline Road to Lundy's Lane (Highway 
20) then north along Davis Road to market. 

Haul Route Option 1 is identified as the recommended route, subject to approval and a future 
assessment of road improvements required to accommodate truck traffic. 

Detailed Commentary 

The following points provide the detailed technical review of the Traffic Impact Study (TIS) . 
Numbering is provided for ease of reference and is not intended to indicate priority or 
importance. 
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1. The study generally follows typical industry standards for the contents and requirements 
for a Traffic Impact Study. It is not clear what if any TIS guidelines have been used to 
define the study objectives and horizon years. 

No pre-study consultation material is provided in the report to confirm study 
assumptions and requirements from the applicable road authorities (Ministry of 
Transportation/ Niagara Region/City of Niagara Falls/City of Thorold). 

2. Two Haul Routes are outlined in the study which use Thorold Townline Road. Access 
via Beechwood has not been considered or evaluated for possible haul routes. Haul 
Route Option 1 (North via Thorold Townline Road) is identified as the recommended 
route, subject to approval and a future assessment of road improvements required to 
accommodate truck traffic. 

3. Future study is required to confirm the roadways that form part of the recommended 
Haul Route can accommodate truck traffic. The consultant recommends cost sharing for 
improvements. 

4. The study assesses the operational conditions and impacts of site generated traffic on 
the study area intersections for only the Haul Route Option 1 scenario. 

5. The traffic impacts of site generated traffic for Haul Route 2 has not been assessed as 
part of this study. If Haul Route 2 is to be considered, it is recommended that additional 
analysis be completed to review the impacts of site traffic using Haul Route 2. 

6. Traffic data used in the analysis is at or approaching the three-year shelf life described 
by MTO and the Region in their respective traffic impact study guidelines. The 
appropriateness of the data should be reviewed by the Road Authorities as the build-out 
of Rolling Meadows Subdivision between 2018 and 2021 may not be captured in the 
assessment of existing conditions. New traffic counts should be considered for any 
future study update. 

7. The baseline traffic volumes used in the analysis are an average of two separate traffic 
counts for each intersection. It is unclear if the same approach was used to determine 
heavy vehicle percentages and Peak Hour Factors (PHF) used in the capacity analysis. 

8. The existing Walker Brother Quarry (WBQ) to the north is expected to be depleted in +/-
10 years. Walker Aggregates is planning to operate both pits for 5 years to transition 
production to the subject site. No comparison is provided between the WBQ site and the 
subject site in terms of licence limits and trip generation to confirm the appropriateness 
of the site traffic forecast used in the analysis. 

9. Traffic forecast and analysis is completed for two planning horizons (Year 2025 
representing the opening date of the subject site and a 10-year horizon following the 
opening date (Year 2035)) and two analysis periods (weekday AM and PM peak hours 
of the adjacent roadways). 
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Lundy's Lane (Highway 20) is under the MTO's jurisdiction and is part of Haul Route 2. 
The MTO TIS guidelines require three horizon years to be assessed. The review 
agencies may require an additional horizon year to complete their review of the study. 
The analysis periods are appropriate for assessing the site's impact. 

10.Background traffic forecasts include traffic generated by the Rolling Meadows 
subdivision and the employment lands on the west side of Thorold Townline Road. The 
source for the Rolling Meadows Development traffic study is not provided and the 
accuracy of the assumptions can not be confirmed. 

11. Additional development applications may need to be included in the assessment. 
Background developments and assumptions are typically confirmed through 
consultation with the review agencies, which may not have occurred . 

12.The consultant made adjustments to the Rolling Meadows site traffic to address 
capacity issues at "Davis Road and Thorold Townl ine at Thorold Stone Road." The 
appropriateness of these adjustments should be reviewed by the road authorities. 

13. Traffic volumes and build-out assumptions for the Rolling Meadows site can not be 
confirmed as the source document is not cited. The Rolling Meadows site traffic (all 
phases) is assumed to be part of the background traffic forecasts in the study. Build-out 
of the Rolling Meadows site is identified as 2019 to 2030. As such some of the Rolling 
Meadows site traffic should be captured in existing conditions. As a result, the 
background traffic forecasts used in the analysis may be artificially high and the impacts 
of background traffic overstated. 

14. The employment lands on the west side of Thorold Townline Road are owned by Walker 
Aggregates and are included in the background traffic forecast. Half the site is assumed 
to be built-out by the Year 2025 horizon with full build-out by the 10-year horizon. Traffic 
estimates for the employment lands relies on data from the 10th Edition of ITE Trip 
Generation Manual. The trip generation estimate for the employment lands can not be 
verified as the variable presented in the table is acres. ITE does not include this unit of 
measure in the 10th Edition of the trip generation manual. Detailed calculations and the 
associated data plots for the employment land trip generation should be provided to 
confirm the trip generation calculations. 

The 11th Edition of the ITE Trip Generation Manual was released in September 2021 . 
At the time of writing the study, the 10th Edition was likely the most current and 
available version of the manual. The study and any supplementary studies should rely 
on the most current version of the ITE trip generation manual. 

The identified background developments (Rolling Meadows Secondary Plan area and 
Employment lands) results in traffic increases of 4-5% per annum . The consultant has 
not applied a generalized growth rate to account for increases in traffic. A generalized 
growth rate is used in most studies to account for growth in traffic unrelated to nearby 
approved or instream developments. As the study's terms of reference can not be 
verified, this approach should be reviewed with the road authorities. 
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15. The subject site's trip generation is estimated using a first principal approach . The trip 
estimates appear to be reasonable, with the assumptions used to produce estimate 
provided by Walker Aggregates . 

The quarry is forecast to generate approximately 47 aggregate and 11 asphalt (truck 
trips) per hour and approximately 11 employee trips (light vehicles) per hour. This 
estimate includes a factor to account for peaking and is likely a conservatively high 
estimate. 

A comparison of existing WBQ quarry trips should be provided to confirm the accuracy 
of the first principals estimate. 

16.Operational analysis contained in the study uses the Highway Capacity Manual (HCM) 
2000 techniques within the Synchro Version 10 Software package . Synchro Version 11 
was released in November 2019. The study and any supplementary studies should rely 
on the most current version of Synchro software, although the HCM 2000 capacity 
results are not expected to change. 

17. Synchro model calibration used default Synchro 10 saturation flow rate (1900 vphpl) 
and peak hour factors derived from the count data. The saturation flow rate used is not 
inline with Niagara Region standards (1750 vphpl). The capacity results for signalized 
intersection will be affected. I 

l
18. The operational analysis contained in the study is for Haul Route 1 only. No operational 

analysis for Haul Route 2 is provided. The operational analysis outlines minor capacity 
issues at the study area intersections. 

To address the significant delays and capacity constraints forecast to occur at the 
Thorold Townline Road intersection with Lundy's Lane a southbound right-turn lane may 
be required . It is recommended that the intersection be monitored to determine the need 
for any traffic control improvements (signal timing adjustments) or geometric 
improvements. 

19. The geometric improvement may require the widening of the Thorold Town line Road 
ROW to the 26.2 m width as outlined in the Official Plan . The study also notes that 
"Region may require road widening dedications in addition to the designated road 
allowances without the need for amendments to the Official Plan for purposes such as 
turning lanes at intersections." It is not clear if the southbound right-turn lane can be 
constructed within the existing or proposed future ROW. 

20. It is the consultants' opinion that signals be provided at the Thorold Townline Road 
intersection with Beaverdams Road under the forecast Year 2025 background horizon. 
The OTM Book 12 Traffic Control Signal Warrants are not provided in the report. Cost 
sharing for improvement at this intersection is suggested by the consultant. 

The summarized operations for the intersection notes delays in the LOS E range for the 
northbound approach under the forecast Year 2025 background horizon with a v/c ratio 
of 0.83. The summarized capacity analysis appears to assume the signal is in place 
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under total traffic conditions as the LOS is reduced from E to C. The impacts of site 
generated traffic may be understated as the operational analysis assumes the 
intersection is signalized prior to the introduction of site generated traffic. Total traffic 
operations under the existing all-way stop control is not provided . This does not allow 
for a fair assessment of site traffic impacts on the intersection . 

Quarry traffic is expected to increase the northbound queue length on Thorold Townline 
Road by approximately 285 metres under the forecast Year 2035 horizon during the PM 
peak hour (total queue length of 540 m). In addition to traffic control improvements, 
geometric improvements to the intersection should be considered to mitigate the 
extensive queuing caused by site generated traffic. Additional analysis should be 
conducted to identify the impacts of site traffic on the intersection. 

21. The existing causeway south of Beaverdams Road may require improvements to 
sustain the regular truck traffic associated with the proposed quarry. The nature of these 
upgrades should be explored in pursuing the recommended Haul Route 1 

22. Geometric improvements at the Thorold Town line Road intersection with Upper's Lane 
are proposed. The intersection will essentially operate as a driveway to the proposed 
quarry. A southbound by-pass lane and a northbound right-turn lane are recommended. 

Auxiliary left-turn lane warrants have not been assessed within the study. The need for 
an auxiliary turn lane rather than a by-pass lane should be reviewed. The improvements 
at the Upper's Lane intersection should be implemented prior to the opening of the 
quarry. 

23.A desktop review of driver sightlines was completed for the Upper's Lane intersection 
with Thorold Townline Road. The rolling terrain along Thorold Townline Road may 
restrict or reduce driver sightlines. A field investigation should be conducted or a survey 
drawing of Thorold Townline Road should be obtained to confirm the available sight 
distances are not negatively impacted by the vertical curvature of Thorold Town line 
Road . Any mitigation measures need to allow for appropriate sight distances should be 
implemented prior to the opening of the quarry. 

24. The Operational Plans for the quarry, which are contained in Appendix A, illustrates two 
quarry driveways to Upper's Lane. The study does not assess the operation of these 
intersections or forecast the amount of traffic using these driveways. Clarification on 
material will be transported over the Upper's Lane road allowance should be provided. 

The Operational Plans show that the Mid Extraction Area will require the crossing over 
an unopened road allowance. If the crossing over the road allowance is not grated 
traffic operations will enter exit the South Extraction area from Thorold Townline Road. 
A entrance to the South Extraction has not been assessed as part of this study. 
Additional geometric improvements may be along Thorold Town line Road if the South 
Extraction area requires access via Thorold Townline Road 
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Conclusions 

A summary of the conclusions of the technical review is presented in the following table: 

Proposed 
Development 

Key Points 

Actions 
Required 

The proposed Upper's Quarry is expected to have an annual extraction limit 
of 1.8 million tonnes of aggregate and 400,000 tonnes of asphalt. Vehicle 
access is proposed from Upper's Lane. 

Two Haul Route options are detailed in the study with Haul Route Option 1 
being the recommended route, subject to approval and a future assessment 
of road improvements required to accommodate truck traffic. 

Haul Route 1 directs quarry traffic (excluding light vehicles) north along 
Thorold Townline Road to market. 

There is no record of pre-consultation provided in the report with the review 
agencies to establish an agreed-to scope (that is, study area, analysis time 
periods, horizon years and traffic forecasting for known background 
developments, etc.) 

The study assesses the traffic impacts of site generated traffic for only Haul 
Route 1. The recommended haul route crosses a waterway south of the 
Beaverdams Road intersection . Improvements to the crossing may be 
needed to support heavy truck traffic associated with the subject site. The 
nature of these upgrades should be explored in pursuing the recommended 
Haul Route 1. 

While the traffic study provides a description of Haul Route 2, it has not 
assessed the impacts of site generated traffic on the study area 
intersections for that scenario. 

A geotechnical review of Thorold Townline Road between Beaverdams 
Road and Upper's Lane be completed to determine if Haul Route 1 is 
feasible and that the identified improvements can be accommodated. 

If Haul Route 2 is to be considered, the study should be updated to provide 
a technical analysis of Haul Route 2. 

The remedial measures outlined in the study or subsequent studies are to 
be reviewed by the road authorities and a plan for implementation is to be 
established . 
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If you have any questions or comments, please contact the undersigned . 

Yours truly, 

PARADIGM TRANSPORTATION SOLUTIONS LIMITED 

:fr/lC-f- ~ 
Scott Catton, C.E.T. Stew Elkins, B.E.S. 
Senior Project Manager, Associate Vice President and CRO, Principal 
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	Direct: +1 416 869 5669 
	CLantz@stikeman.com 
	October 5, 2023 
	File No.: 151510.1002 
	By E-mail  clerk@niagararegion.ca 
	 
	Planning and Economic Development Committee Regional Municipality of Niagara 1815 Sir Isaac Brock Way Thorold, ON  L2V 4T7  
	Attention: Office of the Regional Clerk 
	 
	 
	Dear Sirs/Mesdames: 
	Re:  Proposed Upper’s Quarry  File No. ROPA-21-0003 Letter of Concern – Rudanco Hospitality Corporation 
	We are counsel to Rudanco Hospitality Corporation (“Rudanco”), the owner of the properties comprising approximately 23 hectares of land at the northwest corner of Lundy’s Lane and Thorold Townline Road in the City of Thorold, including the property municipally known as 13030 Lundy’s Lane (the “Rudanco Lands”). Rudanco is in the process of finalizing its planning applications to develop the Rudanco Lands as a new mixed-use subdivision, which will introduce a significant number of new homes to the community. 
	BACKGROUND 
	We are writing to express our client’s serious concerns with respect to the proposed Upper’s Quarry, which is being advanced by Walker Aggregates Inc. (“Walker”). The proposed quarry operation is located in the neighbouring City of Niagara Falls, approximately 71 metres to the north and east of the Rudanco Lands. In support of its proposal, Walker has submitted applications for a Regional Official Plan Amendment (the “ROPA”) and local Official Plan and Zoning By-law Amendments, as well as a licence applicat
	The applications advanced by Walker fail to consider how the use and operation of the proposed quarry will adversely affect planned and proposed residential development on the Rudanco Lands and the surrounding area. Most notably, the proposal does not acknowledge any of Walker’s obligations with respect to matters of land use compatibility and the incorporation of mitigation measures. Instead, Walker has taken the position that neighbouring development must bear the sole onus of demonstrating compatibility 
	In addition, the Walker applications fail to acknowledge that the Rudanco Lands presently contain and enjoy permissions for sensitive land uses (including an inn presently located on-site, as well as permissions for campgrounds, places of assembly, hotels, motels, art galleries, and museums). Until the Walker applications are revised to satisfactorily address our client’s concerns, the proposed ROPA to re-designate the Walker lands from Agricultural to “Licensed Pits and Quarries” is premature and should be
	REQUESTED RESOLUTIONS 
	By this letter, we ask that: 
	“Policy 13.D.1__  “Notwithstanding any other policy to the contrary in this Plan, a mineral aggregate operation (quarry) and ancillary uses and facilities are permitted in accordance with approval under the Aggregate Resource Act on lands described as Part Lots 119, 120, 136 and 137, including Upper’s Lane between Thorold Townline Road and Beechwood Road, and Part of Road Allowance between Lots 120 and 136 between Thorold Townline Road and Beechwood Road, in the former Township of Stamford, now in the City 
	Potential mitigation measures may include, but are not limited to, establishing operational setbacks to lands planned for residential development, adopting alternative and more sensitive blasting and extraction methods (e.g., modifications to blasting design parameters, such as reducing the amount of explosive per delay), coordinating the phasing of quarry operations, establishing appropriate haul routes and site access that minimize adverse transportation impacts and divert truck traffic away from planned 
	The Proposed Modifications will bring the draft ROPA into consistency with key provincial policies, including those requiring extraction to be undertaken in a manner that minimizes social, economic, and environmental impacts, as well as requiring major facilities (including resource extraction activities) and sensitive uses to be planned and developed to avoid or minimize and mitigate potential adverse effects from odour, noise, and other contaminants, minimize risk to public health and safety, and to ensur
	1 See e.g., 
	2 Niagara Region Official Plan (2014), Objective 6.B.2; Policy 6.C.5
	The Proposed Modifications will also bring the draft ROPA into conformity with the overarching objectives of the Niagara Region Official Plan (2014), including the objective of ensuring the “suitable location, operation and rehabilitation of mineral extraction activities in order to minimize conflicts with both the natural and human environment of the Region”, together with the policy direction to establish compatibility with surrounding land uses and to have consideration for the proposed manner of operati
	The current legislative and planning context recognizes the housing affordability crisis in Ontario, with statutory initiatives and strong policy direction to increase the supply of housing as a primary objective. Planning decisions are to be made in a manner that appropriately balance a range of objectives, including residential growth and development.  
	The Proposed Modifications to the ROPA carry forward this provincial direction by establishing a policy framework to guide consideration of the Upper’s Quarry proposal. Through the Proposed Modifications, the revised draft ROPA will provide direction for the applicable approval authorities to consider measures that may be introduced to ensure land use compatibility, protecting both the overarching objective of residential growth and development and the directive for prudent and sustainable resource extracti
	For the Committee’s reference, we have enclosed all the materials submitted by Rudanco in the context of Walker’s ARA licence application.  
	As well, we note that Rudanco did not receive notice of the March 23, 2022 open house held by Walker or of any of the related Planning Act applications, apart from this present Notice of Statutory Public Meeting to be held on October 11, 2023 for the proposed ROPA. We reiterate our expectation for the Region and other relevant authorities to provide all further correspondence and notices in respect of the Walker applications moving forward. 
	For the above reasons, as well as those articulated in the enclosed materials and any others that we reserve the right to bring forward, Rudanco urges the Committee to refuse or defer consideration of the Walker application until the requested resolutions outlined in page 2 of this letter have been implemented. 
	We appreciate your attention to this matter. 
	Yours truly,     For: Calvin Lantz 
	CL/jsc 
	Enclosures 
	cc. Jonathan S. Cheng, Stikeman Elliott LLP David Falletta, Caitlin Allan, and Celina Hevesi, Bousfields Inc. Andrew Bryce & Alexa Cooper, City of Niagara Falls Britney Fricke & Sean Norman, Regional Municipality of Niagara  Client 
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	.lO. 
	MinistryofNaturalResources and Forestry 
	Instructions for Applicants under the Aggregate Resources Act 
	If there are any outstanding comments with respect to an application for an aggregate licence or an amendment to lower the depth of extraction from above to below the water table, after the applicant's attempt to address them, the applicant shall serve a summary of outstanding comment(s), a summary of the applicant's attempts to address the comment(s), and the applicant's recommendations to address the comment(s), on Part 1 of this form to any person who submitted a comment and has not withdrawn their comme
	The Objection Form shall be served on commenters by courier, registered mail, personal delivery, or, by email if consented to by the commenter. Applicants that provide their email address on Part 1 of this form consent to the commenter returning the completed form by email. 
	Instructions for Commenters 
	You have received this form because you submitted a comment to the applicant for an aggregate licence or for an amendment to lower the depth of extraction from above to below the water table and the Ministry of Natural Resources and Forestry during the consultation period and you have not withdrawn your comment. If you wish to object to the application, you are required to complete Part 2 of this form and serve it on the applicant by courier, registered mail or personal delivery, or by email (if the applica
	Please review the information on Part 1 and complete Part 2. 
	Return this Form to both the Applicant (at the address listed on Part 1) and send a copy to: or if email is not available, Integrated Aggregate Operations Section, Ministry of Natural Resources and Forestry, 300 Water Street, Peterborough ON K9J 3C7. 
	If you have questions, please contact: Ministry of Natural Resources and Forestry, Natural Resources Information and Support Centre (NRISC) 300 Water Street 
	Peterborough ON K9J 3C7 Toll free: 1-800-667-1940 
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	Fields marked with an asterisk (*) are mandatory. 
	Contact Information 
	Last Name * First Name * Middle Initial Kehl Kevin 
	Telephone Number * Email 905-680-3692 Extension 
	Mailing Address where this completed form is to be sent 
	Proposed Aggregate Site / Existing Aggregate Site Location * 
	(e.g., by lot and concession, local municipality, county or regional municipality, geographic township or territorial district) Part Lots 119, 120, 136 and 137 in the former Township of Stamford, now in the City of Niagara, Region of Niagara 
	Application for a * D pit 0 quarry D both D amendment (insert licence number): __________ 
	20-Day Response Period 
	Start Date (yyyy/mm/dd) * End Date (yyyy/mm/dd) * 2023/08/28 2023/09/18 
	Commenter Information 
	Last Name * First Name * Middle Initial l:.aFJ-tr Rudan Calvin Jeremia 
	Telephone Number * Email c/o c/o 416-869-5669 Extension 
	Address c/o 
	Table 1: In the table below, please document the outstanding comment(s), one per row, your attempts to address them, and your recommendations to resolve them. 
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	Table 2: In the table below, document any outstanding comment(s) and your recommendations for resolving it. If there is not enough space provided, please attach a separate page with additional comments and recommendations. 
	Commenters note: If you choose to participate in the Aggregates Resources Act notification and consultation process, all personal information you provide may be subject to the Freedom of Information and Protection of Privacy Act (FIPPA), whether provided to the Applicant and/or the Ministry of Natural Resources and Forestry at any point during the consultation process. The ministry collects your personal information under the authority of the Aggregate Resources Act and maintains it for the purposes of ensu
	I hereby request that my name and address be kept confidential. 
	By signing and returning this form to the applicant and the Ministry of Natural Resources and Forestry, you acknowledge the following. 
	[XI I understand that, in submitting this form, I will be considered a formal objector to this application for a licence or to this amendment to lower the depth of extraction from above to below the water table and, as a formal objector, I may be asked to appear at a hearing by the Ontario Land Tribunal. (For any questions about the hearing process or Tribunal, please contact the Ontario Land Tribunal directly.) 
	IX] I understand that, if this application is heard by the Ontario Land Tribunal, some of my personal information may become 
	public under the Tribunal Adjudicative Records Act (TARA). 
	Signature of Objector 
	Date (yyyy/mm/dd) 
	~ B31BE7B0B5DD415... 
	2023/09/15
	Jeremia Rudan, for Rudanco Hospitality Corporation 
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	By E-mail DWalker@mhbcplan.com KKehl@walkerind.com 
	ARAapprovals@ontario.ca 
	www.stikeman.com 
	measures. Instead, Walker simply asserts that Rudanco bears the sole onus of demonstrating land use compatibility and incorporating all mitigation necessitated by Walker's proposal. As articulated in Rudanco's Comment Letter and as summarized below, Walker's position overlooks the broader policy and regulatory framework within which the Quarry Applications must be evaluated, especially in view of the significant impact of Walker's proposal upon surrounding lands. 
	Rudanco maintains that, in their current form, the Quarry Applications do not adequately address Rudanco's concerns, which inform the relevant considerations under the Aggregate Resources Act, and that they do not constitute good land use planning and are inconsistent and fail to conform with the applicable planning policies. The Quarry Applications fail to give meaningful consideration to the proposal's impact on planned residential development, as well as the strong provincial, regional, and local policy 
	For ease of reference, we have enclosed the Comment Letter with this present objection letter. Our expectation is for meaningful engagement and response on the part of Walker, and we fully intend to continue advancing our client's concerns, and any others that we may bring forward, in the context of the Planning Act and Aggregate Resources Act applications for the proposed Upper's Quarry, including any ensuing administrative or judicial process. 
	• Land Use Compatibility 
	o As articulated in the letter dated March 31 , 2023 prepared by Bousfields Inc., Walker's proposed quarry, which is to be located in the City of Niagara Falls, is subject to provincial, regional and local policies, including: 
	• The Provincial Policy Statement, 2020 (the "PPS"}, including: 
	■ The Niagara Region Official Plan, approved on November 4, 2022 (the "NROP"), including: 
	• Policy 4.3, which states that the extraction, processing, and transportation of mineral aggregate resources must take place in a manner that minimizes social, economic, and environmental impacts­and includes the objectives of minimizing negative impacts of mineral aggregate operations, defining haul routes and managing aggregate truck traffic, and providing an efficient, comprehensive planning review; 
	117917203 vs 
	Stikeman Elliott 
	■ The City of Niagara Falls Official Plan, including: 
	o The Walker Response placed significant emphasis on Policy B.1.8.12.3 of the Rolling Meadows Secondary Plan (the "RMSP"), which is applicable to the Rudanco Lands in the neighbouring City of Thorold, to argue that Rudanco bears the sole onus for demonstrating land use compatibility. This is a narrow interpretation that not only ignores the planning and regulatory framework applicable to the Quarry Applications in the City of Niagara Falls, but also overlooks the following: 
	■ An inn is currently located on the Rudanco Lands at 13030 Lundy's Lane, which is a sensitive land use within the meaning of the PPS, the Aggregate Resources Act, and the Ministry of Environment's Environmental Noise Guideline Stationary and Transportation Sources -Approval and Planning (NPC-300) 
	("NPC-300"); 
	117917203v5 
	Stikeman Elliott 
	Walker adopts an incomplete interpretation of the City of Thorold's RMSP to place the 
	entire onus of achieving land use compatibility on Rudanco. In doing so, Walker ignores 
	the policies applicable to the Quarry Applications in the City of Niagara Falls and fails to 
	acknowledge the broader policy framework applicable to both Walker and Rudanco in 
	their respective contexts, as neighbouring lands in adjacent municipalities. While the 
	policies establish an approach that seeks a balance in considering matters of 
	compatibility and mitigation, the Walker Response is entirely dismissive of Walker's 
	reciprocal role in the process. 
	• Identification of Rudanco Lands as a Point of Reception 
	11 7917203 vs 
	Stikeman Elliott 
	o The analyses contained within Walker's technical studies should be updated to recognize the Rudanco Lands as a sensitive point of reception relative to these studied impacts, and further review of the updated analysis will be required. 
	o In order to engage in meaningful dialogue with Walker and its technical advisors, Rudanco has commissioned the following expert reviews that formed part of the Comment Letter: 
	The Walker Response largely ignored the specific Thornton Tomasetti comments, which 
	included, among other issues, concerns about contradictory information in respect of the 
	proposed extraction scenarios, contradictory and apparently incomplete information 
	about assumed emissions from the quarry operations, incomplete information with 
	respect to the noise impact assessment, and lack of reference to other approvals that are 
	and will be required for the quarry, such as an Environmental Compliance Approval. 
	Without complete and accurate information from Walker, it is not possible to have a full 
	consideration of the appropriate measures to mitigate impacts and emissions from the 
	proposed quarry. 
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	• Lack of Notification 
	o Rudanco did not receive notice of the March 23, 2022 open house held by Walker or of any of the related Planning Act applications. Rudanco appreciates receiving an overview of the notices given in connection with the Aggregate Resources Act application in the Walker Response, and we reiterate our expectation for Walker and the applicable authorities to provide all further correspondence and notices in respect of the Quarry Applications moving forward. 
	For the above reasons, as well as those articulated in the Comment Letter and any others that we reserve the right to bring forward , Rudanco recommends that Walker's application for a licence pursuant to the Aggregate Resources Act be refused. 
	We appreciate your attention to this matter. 
	Yours truly, 
	For: Calvin Lantz CL/jsc/as Enclosures 
	cc. Jonathan S. Cheng, Stikeman Elliott LLP Alexa Cooper, City of Niagara Falls Britney Fricke, Regional Municipality of Niagara Client 
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	Barristers & Solicitors 5300 Commerce Court West 
	Walker Aggregates Inc. Ministry of Natural Resources and Forestry c/o MHBC Planning Aggregates Section 7050 Weston Road, Suite 230 4Floor, 300 Water Street Woodbridge, ON Peterborough, ON L4L 8G7 K9J 3C7 
	Attention: Ms. Debra Walker 
	Dear Sirs/Mesdames: 
	Re: Walker Aggregates Inc. Upper's Quarry -Application for Class A Licence ARA Licence Application No. 626562 Commenting Letter -Rudanco Hospitality Corporation -13030 Lundy's Lane, Thorold 
	We are counsel to Rudanco Hospitality Corporation, the owner of the properties comprising approximately 23 hectares of land at the northwest corner of Lundy's Lane and Thorold Townline Road in the City of Thorold (the "Rudanco Lands"). The Rudanco Lands include the property municipally known as 13030 Lundy's Lane, Thorold, as well as certain other non-addressed parcels, as described and illustrated in the letter enclosed herein by our client's land use planners, Bousfields Inc. 
	Our client is in the process of finalizing its planning applications to develop the Rudanco Lands as a new mixed-use subdivision, which will introduce a significant number of residential uses in a range of built forms, including single-detached dwellings, townhouse dwellings, as well as mid-rise and high-rise buildings. This development proposal represents the culmination of almost two years of active engagement on the part of our client with the City of Thorold, Niagara Region, and other commenting agencie
	multiple revisions to its proposal, including a significant increase in the proposed residential density in 
	response to staff's requests. 
	Our client was surprised to learn of the applications submitted by Walker Aggregates Inc. ("Walker") 
	under the Planning Act and the Aggregate Resources Act (the "Quarry Applications") for the proposed 
	Upper's Quarry, which is located approximately 71 metres to the north and east of the Rudanco Lands. We understand that a public open house was held on March 23, 2022 for the Quarry Applications­
	however, our client did not receive notice of this open house or any of the related Planning Act 
	applications. 
	Given the close proximity between the Rudanco Lands and the proposed Upper's Quarry, it is critical that our client be included in all notifications, consultations, and public meetings in respect of the Quarry Applications. While our client did receive notice of the public information session held pursuant to the 
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	Aggregate Resources Act by Walker on March 1, 2023, it is imperative that we and our client are circulated with all notices related to the Quarry Applications, including those involving the Planning Act processes. 
	Our client and its consultant team have reviewed the site plan and reports submitted by Walker in support of the Quarry Applications, and we are hereby writing to express our client's serious concerns regarding Walker's proposal. 
	These concerns are articulated in greater detail through the preliminary peer reviews prepared by our client's consultants, which, for reference, are enclosed with this commenting letter: 
	In summary, these concerns include, among other things: 
	• Land Use Compatibility 
	117062121 v2 
	Stikeman Elliott 
	o Our client is strongly opposed to any quarry operations that introduce adverse transportation impacts to existing and planned residential areas, including the Rudanco Lands. In particular, we note that the Traffic Impact Study, prepared by The Municipal Infrastructure Group, Ltd., dated October 2021, has identified Haul Route Option 2 as a potential route for truck and other quarry-related traffic; this option involves a circuitous route that directs truck traffic onto Lundy's Lane and within close proxim
	The preliminary peer reviews enclosed with this commenting letter outline the numerous concerns to be addressed by Walker in the course of the Quarry Applications. These concerns engage fundamental policy and technical issues that ultimately involve land use compatibility between the proposed quarry and the Rudanco Lands, which have been planned for significant urbanization and residential growth. Our expectation is for meaningful engagement and response on the part of Walker, and we fully intend to continu
	Thank you for your consideration. If you have any questions or concerns, please do not hesitate to contact me. 
	Yours tru ly, 
	For: Calvin Lantz 
	CL/jsc Enclosures 
	cc. Jonathan S. Cheng, Stikeman Elliott LLP Alexa Cooper, City of Niagara Falls Britney Fricke, Regional Municipality of Niagara Client 
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	Project No. 2097 
	March 31, 2023 Peter Horn 
	Dear Peter, 
	Re: Comments on Upper's Quarry Applications as it Relates to Rudanco Lands at 13030 Lundy's Lane, and PINs 640570070, 640570049, and 640570058 (Regional File# ROPA 22 and City File# AM-2021-025; ARA Licence Application No. 626562) 
	As requested we have reviewed the proposed applications for the Upper's Quarry located on Part of Lots 119, 120, 136 and 137 in the former Township of Stamford, now in the City of Niagara Falls, Region of Niagara (the "Quarry Application") as it relates to lands owned by Rudanco Hospitality Corporation ("the owner") at 13030 Lundy's Lane, and three other non-addressed parcels, which are PINs 640570070, 640570049, and 640570058, in the City of Thorold (the "Rudanco Lands"). The Rudanco Lands are approximatel
	As you are aware, we have initiated work for the development of the Rudanco Lands for a new mixed-use subdivision, which will include a large proportion of residential uses (i.e. , new homes). The objective of our review of the Quarry Application is to review it in the context of the applicable planning policy framework to ensure it provides for a development compatible with the planned development of the Rudanco Lands. 
	A map of the Rudanco Lands (shown in red) in relation to the nearest limits of the proposed Quarry Application is provided below in Figure 1. As illustrated, the Rudanco Lands are located approximately 71 metres to the southwest of the Quarry Application limits, which is also the area proposed for the first phase of extraction under a new 
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	licence under the Aggregate Resources Act, R.S.O. 1990, c. A.8, as amended (the 
	"ARA"). Figure 1 -Rudanco Lands and Distance to Proposed Upper's Quarry 
	1.0 BACKGROUND A formal pre-application consultation ("PAC") meeting occurred on June 3, 2021, to discuss the development of the Rudanco Lands for a new mixed-use residential and commercial subdivision, the concept for which is attached as Attachment 1. During the June 3, 2021, PAC meeting, there was no mention of the Quarry Application to the 
	2 
	northeast. In this regard, we have attached a record of the PAC minutes from that meeting as Attachment 2, which the Region of Niagara attended. 
	In reviewing the comments received from the City of Thorold to date and in reviewing the comments received from the circulation agencies and other departments, including the Region of Niagara and Ministry of Transportation ("MTO"), our team worked to create a new plan that reflected the theme of those comments. The two main comments were from the City of Thorold staff who requested significantly more density overall on the Rudanco Lands and specifically in the southeast corner, as well as comments from the 
	An updated concept was filed to the City of Thorold on November 17, 2022, and a second PAC meeting was held with City staff and agencies. The revised plan, which we have attached for your reference as Attachment 3, included increased density both overall and along Highway 20, as requested by City staff. To create this plan, our team worked with MTO staff to address site constraints regarding vehicular access to the Rudanco Lands off Highway 20, which was determined to be non-permissible. A record of the sec
	Since the second PAC meeting, we have now become aware of the Quarry Application, including the materials submitted in support of the applications. Accordingly, it is our understanding that Walker Aggregates Inc. ("Walker") is requesting amendments to the Region of Niagara Official, the City of Niagara Falls Official Plan, and the City of Niagara Falls Zoning By-law No. 79-200, to permit a quarry with associated processing and recycling of aggregate material, including an asphalt and concrete mixing plant. 
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	The proposed development (see Attachment 3) will result in the provision of a range and mix of residential built forms, including single-detached dwellings, townhouse dwellings, mixed-use mid-rise dwelling units, and high-rise dwelling units potentially in a mixed-use format. The proposed building heights range from 1 storey to 16 storeys, with the highest density in the southeast corner. 
	Applications to amend the City's Official Plan and Zoning By-law are required to implement the proposed development. The Official Plan Amendment is required to increase height and density for a portion of the Rudanco Lands, and to provide for mixed-use permissions on other portions. 
	We have reviewed the Quarry Application and supporting materials and provide the following comments: 
	We attended the applicant led community meeting for the Quarry Application on March 1, 2023, under the ARA process. It was informative. However, the owners of the Rudanco Lands should have been notified of the Planning Act aspects of the Quarry Application, including any public meetings held in respect of the proposed quarry. Any future public correspondence related to the Quarry Application should be circulated to the owners of the Rudanco Lands. 
	The Rudanco Lands are designated Highway Commercial, Residential, and Employment -Prestige Industrial on Schedule A-3 of the City of Thorold Official Plan (the 'TOP"). The predominant use of the lands designated as Residential on Schedule A-3 is for residential dwellings, and a variety of secondary uses, including stormwater management facilities. At the nearest interface with the proposed Upper's Quarry, the Rudanco Lands are designated Residential, and therefore, the proposed uses are permitted at the Off
	Section 2.5 of the 2020 Provincial Policy Statement ("PPS") provides policy direction with respect to Mineral Aggregate Resources. In this regard, Policy 2.5.2.2 states that 
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	extraction shall be undertaken in a manner which minimizes social, economic and environmental impacts. 
	In addition, Policies in Section 4.3 of the Niagara Region Official Plan (the "NROP") state that new mineral aggregate operations are not permitted within settlement areas (Policy 4.3.4.1 ). Applications to permit a mineral aggregate operation shall consider the potential for negative impacts on existing and future adjacent and surrounding land uses (emphasis added), potential for negative impacts on views, vistas, air quality, noise vibration, social, and health impacts, proposed haul routes, and the poten
	At the local level, Section 9 of the City of Niagara Falls Official Plan ("NFOP") establishes land use policies pertaining to the extraction of mineral aggregate resources. Accordingly, proposals for new or expanded extractive industrial uses need approval from the Ministry of Natural Resources under the Aggregate Resources Act. They also require an Official Plan Amendment and detailed plans and submissions prepared to the satisfaction of the City. Proposals for new or expanded aggregate operations must inc
	In considering any application to establish a new extractive aggregate operation, Niagara Falls City Council must have regard to a variety of matters, including the effect of the proposed extractive operation on the roads and traffic patterns in the area, and the amounts of noise, vibration, dust, traffic and related factors which may affect properties and their occupants in the surrounding area, among others. 
	Accordingly, Policy 9.4 provides that, to encourage land use compatibility between aggregate operations and adjacent properties and their occupants, Council may request additional setbacks or separation distances, established by the Ministry of Natural Resources through the licensing process. 
	Similarly, residential uses must be suitably separated from and shall not be permitted to encroach on lands used for extractive aggregate operations. 
	Generally, when establishing new or expanding existing aggregate operations, land use compatibility is paramount to good land use planning. 
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	In our opinion, the Quarry Application has not fully assessed the proposal against the land use compatibility policies in the NROP or NFOP and specifically those policies that call for the new applications to consider negative impacts on planned residential land uses in adjacent areas. In this regard, it is our opinion that the Quarry Application and supporting studies should be updated to recognize the Rudanco Lands and any other lands designated for residential or mixed-use in the NFOP, including lands si
	In our opinion, this will require modifications to the Quarry Application that will mitigate impacts on planned sensitive land uses. This includes an appropriate setback of the area of extraction to surrounding sensitive land uses, alternative and more sensitive blasting and extraction methods, the most appropriate truck route that directs truck traffic away from planned residential neighbourhoods, and other revisions that will mitigate any noise, vibration and air quality impacts on the surrounding planned
	2.3 Noise, Vibration, and Air Quality 
	We have reviewed the Blast Impact Analysis ("BIA") dated October 2021 prepared by Explotech. The BIA characterizes the lands surrounding the proposed quarry as agricultural areas with a limited number of residential structures within 500m. Furthermore, the closest sensitive receptors identified are set out in Table 1 of the BIA entitled "Closest Sensitive and Non-Sensitive Receptors". 
	The Rudanco Lands are not identified in Table 1 of the BIA as a sensitive receptor, nor are they identified in the table at all. The properties identified in Table 1 of the BIA include only existing uses, and do not account for planned or draft-approved residential or mixed uses within 500 metres of the proposed quarry, including the Rudanco Lands. This, in our opinion, does not conform to the NROP or NFOP, which specifically requires new aggregate operations applications to study impacts on planned residen
	Sensitive Receptors are defined in 0. Reg 244/97 under the ARA, and include a school or childcare centre, or any residence or facility at which at least one person sleeps, including a long-term care home, hospital, trailer park or campground. Accordingly, 0. 
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	Reg 244/97 also provides conditions of a licence and permit under the ARA, which generally include providing dust control measures and noise mitigation measures. 
	It is our opinion, that the Rudanco Lands should be treated as a sensitive receptor, so that appropriate noise, vibration, and air quality measures can be identified prior to any staff recommendation, and to ensure that both proposed uses can function without hinderance. Accordingly, the BIA and other studies should be updated to provide this analysis relative to the Rudanco Lands. 
	3.0 CONCLUSIONS & NEXT STEPS 
	For the reasons outlined herein, it is our opinion that the Quarry Application has not adequately addressed the policies for establishing a new aggregate operation in the NROP or NFOP. Furthermore, in our opinion, the Quarry Application should be revised to address compatibility matters with existing and planned residential and mixed-use land uses in adjacent areas. In our opinion, this will result in changes to the Quarry Application that should increase the setback of the proposed extraction area relative
	We suggest a meeting with the applicant and their consultant team to discuss our concerns and potential modifications to the Quarry Application proposal. We also suggest that you request to be notified of all future correspondence and meetings related to the Quarry Application. 
	David Falletta MCIP, RPP 
	Partner es/DF:jobs 
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	ATTACHMENT 1: First Concept Plan 
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	ATTACHMENT 2: First Pre-Application Consultation Comments 
	3 Church St., #200, Toronto, ON M5E 1M2 T 416-947-9744 F 416-947-0781 
	Persons intending to submit a planning application for a proposed development are required to consult with city staff and agencies prior to submitting the application by attending a scheduled pre-consultation meeting (schedule available on the website). A planning application may be deemed incomplete if a required pre-consultation meeting has not taken place. A pre-consultation meeting will identify what is required to be submitted for a complete application and will provide the opportunity to discuss: 
	Please submit completed pre-application form (Question 1 thru 9 only, legal size) and concept plan to the Planning Department or email to . Staff will notify you of your meeting date and time. 
	1. Site Address: 13030 Lundys Lane (Hwy 20) 
	Approximate Land Area (metric): __-~2=2=.S~h~a~-------­Site Legal Description: Part of Lot 89 
	Name of Owner: -~R~u~d=a~n~co~H=o=s~pi=ta=l=ity~C~o~. c=/~o=J=e~re~m=i=a~R~u~d=a~n_________ 
	Phone Number:-••••■-----Email 
	Agent Contact: -~P~e~te=r~H~o=r~n_-_H~or~n~D~e=s~ig=n~&~C~o~n~s~u~lt=in=g~l~nc=·--------
	Email
	A,ppI'IcafI0n Type: 
	D No D Unknown 
	designations and policies? If 'No', what is the nature of the amendment needed? 
	City of Thorold -Pre-Consultation Form Page 2 
	4. Check All Applicable: 0 Brownf·1eld IEi) 
	Greenfield 
	□ NEP D Greenbelt D Local CIP Area 
	policies? If 'No', what is the nature of the amendment needed? 
	Notes: 
	City of Thorold -Pre-Consultation Form Page 3 
	11. Additional Agencies to be contacted: 
	D Hydro D Pipelines D NEC D Other: ________ 
	City of Thorold -Pre-Consultation Form Page 4 
	12. Required Information and Studies to be submitted with the Application(s).AII studies, plans, drawings MUST be in compliance with AODA. Planning applications WILL NOT be deemed complete unless all application material is AODA compliant. Studies identified may require a peer review at the cost of the developer. 
	City of Thorold -Pre-Consultation Form Page 5 
	Refer to comments at end of document. _________________ 
	City of Thorold -Pre-Consultation Form Page 6 
	Signatures: 
	Brynne O'Neill Planning Staff Planning Staff (signature) Date 
	Planning Staff Planning Staff (signature) Date 
	Public Works Staff Public Works (signature) Date 
	Engineering Staff Engineer (signature) Date 
	Building Division Staff Building Division (signature) Date 
	Fire Department Staff Fire Department (signature) Date 
	Regional Staff Regional Staff (signature) Date 
	Regional Staff Regional Staff (signature) Date 
	NPCA Staff Conservation Staff (signature) Date Agent Agent (signature) Date Owner Owner (signature) Date Owner Owner (signature) Date Other Other (signature) Date Other Other (signature) Date Other Other (signature) Date 
	Pre-Consultation Meeting Date: ___,J""u""'n-=-e-'3~2-=-02=1~---­
	ro be completed by staff. 
	City of Thorold -Pre-Consultation Form Page 7 
	• Must address the 06 guidelines for residential in proximity to industrially designated lands 
	NPCA: 
	• No comments 
	MTO: 
	The following are the Ministry's (MTO) pre-consultation/preliminary comments: 
	City of Thorold -Pre-Consultation Form Page 8 
	located within the MTO 14.0m setback area and must be set back a minimum of 3m from the MTO property line. 
	lding.shtml 
	Regarding light trespass onto MTO right-of-way, the ministry requires zero light trespass onto our right-of-way. 
	Please ensure that the MTO 14.0 m setback line is clearly and accurately illustrated on all plans. Also, non-essential parking within the 14.0 m setback must be clearly identified with a note on all plans. 
	All plans/materials and/or technical submissions must adhere to MTO standards. 
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	Niagara Region -Development Services Division 
	Pre-Consultation Notes 
	13030 Lundy's Lane (Highway 20). Thorold June 3, 202 1 
	Attendees 
	Alex Morrison (Region); Matteo Ramundo (Region); Brynne O'Neill (City); Sarah Burjaw (City); Ashley Lee (City): Sean Dunsmore (City); Jeremla Rudan (Owner -Rudanco Hospitality); Peter Horn (Agent -Horn Des gn & Consulting Inc.); David Falleta (Agent -Bousfields Inc.): Michael Gojsic (Agent); Evan Sugden (Agent -Bousfields Inc.); Rob Melick (Agent -MTE): Mllana Caponclol (Assistant lo Land Ovmer). 
	Type of Applicallon: Zoning By-law Amendment I Draft Plan of Subdivision. 
	Application Description 
	Applicant Is proposing a Draft Plan of Subdivision consisting of development blocks for residential and h!ghway commercial I prestige employment uses. The subdlvlslon will be serviced by a new road nell"°rk with municipal servicing and utilities. 
	Applicant has received additional lnfonnalion since the concept was lnltlally submitted and Is contfnulng to evolve. Applicant Is aware of Aggregate Impact Area Influence and would llke to beUer understand the Cilys requirements \•Athln the Official Plan. 
	Regional Offlclal Plan Designation 
	• Urban Area (Designated Greenfield Alea). 
	Planning Comments 
	Regional staff do not object to the proposal In principle, as the proposed uses 'Mil help to support a complete 
	community concept by Incorporating a mix of land uses. The Regional Official Plan directs for development on Designated Greenfield Areas to support a minimum density 1orget of 50 people ond jobs hectare, ns well as help the achievement ol complete comrnu11lties by planning for a variety or amenities and housing types. 
	Stnff notes lhol the property Is localed In a high vlslb81ty oreo ond hould feature a mix of housing types I 
	denshles (inctudlng medium ond h gh densities. perhaps l-5 storeys), as well as parklond and open space. Regional stoff notes lhal the site Is nanked by two Regional Roads (Regional Road 20 nd Regional Road 70). as well as Is Influenced by on Aggregate Extraction Area. As such, a Noise and Vibration Study Is required to examine tr nsportotion•telated noise associated to these roads and recommend appropriate mltlgatloo measures lor sit I building designs (if ny). 
	t-Further, o Planning Jushficatlon Report with 0-6 Land Use Compul,bility justification Is required to demonstrate that proposed uses are can be appropriately accornmodaled on site with llmited to no adverse impacts from the nearby aggregate operations. Reg onal stall request that crnploymcnl uses envisioned for Iha employment block be mindful and designed In e manner thal respects nearby sensitive land uses. Staff not s !hot if the employment ls n edod to m et greenfleld area calculotroos, then It should b
	Pogo 1 ol 9 
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	Niagara Region -Development Services Division 
	Pre-Consultation Notes 
	13030 Lundy's Lane (Highway 20), Thornld June 3, 2021 
	Employment Land Redevelopment Calculation 
	Through precon discussion, the appllcanl requested additional Information v~th respect to how chang,ng the 
	proposed employment block to non-employment uses would be managed. These lands are designated employment lands wlth,n the City's Official Plan. As such, any redevelopment of these lands to non-employment uses shall adhere to applicable Provincial and Region polldes_Spedfically, Policy of A Place to Grow: Growth Plan for the Greater Golden Horseshoe. 2020 Cansolidalion ("Growth Pian") must be satisfied, which stales: 
	-outside of employment areas, development criteria should be es/abi,slled to ensure that tile redevelopment of any employment lands Wdl retain space for a similar number ofjobs to remain accommodated on site.• 
	Accordingly, any proposal that introduces non-employment uses lo these employment I nds shall demonstrate and prolecl for space to be retained for a similar number of jobs to remain accommodated on site. The amount of space to be retained for employment should determined and justified using !he foUowing methodology. 
	Calculahon Sleps 
	Regional slafl offer the following steps to determine the amount of employment SpBCe for the proper!)': 
	1. Based on tile City's Zoning By-law, use the maximum fol coverage (In ~ ) lo calculate !he lull potential build oul (building envelope) of the site to determine lt.s maximum potential employment squaie footage. 
	Once maximum potential squ re footage eslabll,ohed, then calculate how many Job this results In based on the Ctly's Oevelooment Charoe, roe:, Background Study The DC Bad ground Study uses the following employee density assumpHons for non-residential square fool estimates: 
	a. 1,200 rt' per employee for Industrial; 
	b, 500 ft' per employee for commerclal/populalioo-rnlated; and 
	c. 700 fl' per employee for lnstllulional employment. 
	Thes "WOik horn Horne· Job n be added to 1h re Ible coverage Job 101 I lcol-Jted 1n Step 2 to h Ip Jusltfy a slmlL~r number or Jobs bllsed on the lull pot ntiol build out of the site cal I led In Step I. 
	Plea e note that temponny Jobs created through construction or brownfield , me<JI Uon should noi be Included In the calculollon I Justilla lion, a lh y will not r main acoommodal d on sit pe.r Growth Pl.in Policy 
	4. La tly, pl,1ase provide a hort breakdown/ ummary of the total number ot proposed Jo occommodot don the sit as calculol d through Steps ·t-3 
	P 2 o/9 
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	Niagara Region -Development Services Division 
	Pre-Consultation Notes 
	13030 Lundy's Lane (Highway 20), ThOf'old June 3, 2021 
	Should the applicant p,opose non-employment uses lot the employment block, Regional staff requires that the above Employment Land Redevelopment calculatlon and justificaUon be lnduded within the submitted Planning Justification Report_ 
	Site Condition 
	Archaeological Resources 
	Urban Design Comments 
	Urban Design Materials: 
	o Applicant requested clarlficaoon as to Whether the Londscape Plan could be Included as a ConditJon of Draft Plan of Subdivision. 
	• Regional Urban Deslgn staff re-affirmed that the Landscape Pion be Included ns part of the Draft Plan of Subdivision submission to support the team's review efforts 
	Streetscppe 11!0119 Regional Road ILundy's Lnne / Highwny 201: 
	• The Landscape pl n should Include the following streetscape lnfommllon. 
	o Deciduous street trees In 11 sodded boulevard. 
	Q Trees should be 50mm caliper and sp ced according to their size. Refer to the attached Master Tree Plontlng Lisi for species. 
	101or(oce with Rcglonol Bonds: 
	• Since this 15 o corner site, It Is recommend d th t U10 erchltecturol trealmenl la onh need at lhe Intersection. Thi may lnclud a height of ment lo onchor the corner. 
	P 3 o!O 
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	Niagara Region -Development Services Division 
	Pre-Consultation Notes 
	13030 Lundy's Lane (Hlghway 20), Thornld June 3. 2021 
	• It is recommended that the comme1dal buildings rront onto the Reg!onal Road, with parking, !J3rbage 
	ond loading arooo locotcd to the tco, of the ::;:Ile. The aommcroiol unlt:J ahauld ha'lc active front 
	entrances (I.e. not back or hOuse operations). 
	• Regional Planning staff notes that along Thornld Townllne Road, development fronts the road with rear lane accesses should be considered. 
	Environmental Comments 
	• The subject parcel Is outside the Region's Core Nalural Heritage System and as such En rnnmental Planning otrers no requirements. 
	Transportation/ Roads 
	o Regional transportallon stall requires a Traffic Impact Study (TIS) to assess the 1/0lume or traffte coming onto Thorold T ownJine Road. 
	Road Widening 
	Regional Permit Requirements 
	Servicing 
	• Regional staff requires a Funcli.onal Servicing Report (FSR) (Of the application to understand servicing flow . needs, ond capacttIe5 for the site. The FSR will need to demonstrole how the stte I be s rvlc d ond its connections to the neighbouring Rolling Meadows Subdivision. 
	~ 
	• No municipal waler e1vlci119 ex.lsls oJong lhls portion or Lundy's Lllne / Highway 20 Of Th01old Townl111e Road ol l t1I Om . 
	~ 
	Stormwator Management Comments 
	• Al th lime of future Pl rinlng Act Appll tion (i.e. Ornft Pion of Subdlvl ion ond/01Sito P n). the Region requires a Sto,mwater M.inog mont R fXlrl 
	P, 4 o!!l 
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	Niagara Region -Development Services Division 
	Pre-Consultation Notes 
	13030 Lundy's Lane (High,vay 20), Thorold June 3, 2021 
	• The following comments are piovk:led by lnlormalion purposes to assist the applicant with the preparation of more detailed site plans: 
	o The Region requires that storn1water runoft r,om the development be collected and treated to a 
	Normal standard as the minimum acceptable standard prior to discharge from the site. c 
	The Region requires that Thorold Townllne Road (Regional Road 77) will not be negatively impacted as a result of the development. 
	Waste Collection (Low Density Residential) 
	Waste Collection (Commercial) 
	Roqulrod Studies 
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	Niagara Region -Development Services Division 
	Pre-Consultation Notes 
	13030 Lundy's Lane (H,ghway 20), Thorold June 3. 2021 
	, Phase One and Two Environmental Site Assessments (wilh Record of Site Condition). 
	Regional Review Fees 
	Regional staff recognize that the conversations Jhat occurred during I.he pre-consultation meeting were high• level wllh many polenUal scenarios and revisions discussed. Slaff are happy to meet with the applicant and C11y again for an □ dditional pre-consullalion lo 1evlew revised concepts prl01 to formal application submlsslon. 
	The Region's 2021 Fee Schedule is available at: hltps://www maoarareqlon_ca/busmes-s!Tot/forms fees asoJL 
	City Comments 
	P 6 010 
	Niagara Region -Development Services Division 
	Pre-Consultation Notes 
	13030 Lundy's Lane (Highway 20), Thoro!d June 3, 2021 
	o Applicant Intends lo use Lundy's Lane for waler and sanitary. Noted lhal this portion of Lundy's Lone Is MTO Corridor. 
	MTO Comments 
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	ATTACHMENT 3: Second Concept Plan 
	3 Church St., #200, Toronto, ON M5E 1M2 T 416-947-9744 F 416-947-0781 
	gpa Site Plan 
	Preliminary 
	13030 Highway 20, Thorold Site Plan 
	ATTACHMENT 4: Second Pre-Application Consultation Comments 
	3 Church St., #200, Toronto, ON M5E 1M2 T 416-947-9744 F 416-947-0781 
	Region of Niagara Niagara Peninsula Conservation Authority 
	Persons intending to submit a planning application for a proposed development are required to consult with city staff and agencies prior to submitting the application by attending a scheduled pre-consultation meeting. A planning application may be deemed incomplete if a required pre-consultation meeting has not taken place. A pre-consultation meeting will identify what is required to be submitted for a complete application and will provide the opportunity to discuss: 
	Pre-Consultation Meeting Date: December 1, 2022 held over Zoom PRE-CONSULTATION NOTES CIRCULATED: February 10, 2023 
	Site Address: 13030 Lundys Lane Approximate Land Area (metric): 22.968 ha Legal Description: Part of Lot 89, Comprises all of PIN 64266-0070(L T), PIN 64266-0050(LT), PIN 64266-049(L T), PIN 64266-0058(L T), PIN 64266-0041 (LT) 
	Name of Owner: Rudanco Hospitality Corporation c/o Jeremia Rudan Phone Number:••••• Email: 
	Agent: Bousfields Inc. c/o: Evan Sugden Phone Number: (416) 947-9744 x 259 Email: 
	1. Brief description of proposed development: The proposal envisions the redevelopment of the subject site with a master planned community that includes low, mid rise and high rise residential uses, commercial uses, public parkland, servicing uses, and a public road network . 
	3. Existing Regional Policy Plan Designation: Urban (Designated Greenfield) Area Conformity with Regional Policy Plan land use designations and policies? yes ■ no □ unknown □ 
	Pre-Consultation Form (Prepared February, 2023) Page 1 
	4. Existing Local Official Plan Designation: Prestige Industrial, RM -Residential. and Highway Commercial Conformity with Official Plan land use designations and policies? yes □ no ■ unknown □ If 'No', what is the nature of the amendment needed? The proposed development requires some lands to be redesignated, it appears that the following redesignations are required: -Blocks 1-28, 29-35, 36-40, & 41-45: No redesignation required -Blocks 46-68: No redesignation required -Block 69-70: No redesignation require
	o If just residential use is proposed then the development will need to be redesignated to residential 
	t-
	Specific provisions may be required. 
	5. Existing Zoning: Future Development 'FD' and Highway Commercial 'C5' in the City of Thorold's Zoning By-law No. 60-2019, as amended Conformity with existing zoning? yes ■ no □ unknown □ If 'No', what is the proposed zoning? The proposed development requires all lands to be rezoned. With respects to Zoning By-law No. 60-2019 the following rezonings appear to be required: 
	Blocks 1-28, 29-35, 36-40, & 41-45: Future Development to R1 A, R10, R 1 B, or R 1 C depending on density -Blocks 46-68: Future Development to R3A or R3B depending on density -Blocks 69-70: Future Development to R3A, R3B, or R3D depending on structure and density -Block 71 : Highway Commercial to R3C, R4A, R4B, or C6 depending on density/ use -Block 72: Future Development to R3C, R4A, R4B, or C6 depending on density/ use -Block 73 Future Development to C6 -Blocks 74-75: Future Development to Utility -Block 
	Pre-Consultation Form (Prepared February, 2023) Page 2 
	Specific provisions may be required. With respect to Zoning By-law No. 2140(97) the following residential zones appear to require: -Blocks 1-28, 29-35, 36-40, & 41-45: FD to RM-R1B, RM-R1C, or RM-R2 depending on density -Blocks 46-70: Future Development to RM-R3 -Block 71 : **If rezoned from Highway Commercial to C6 in the ZBL 60-2019 then ignore here** 
	o If they are not rezoned to commercial then : 
	Pre-Consultation Form (Prepared February, 2023) Page 3 
	Regional fees can be found at the following link: fees.aspx 
	Notes on Fees: 
	9. Additional Comments: Planning 
	• Applications include Major Combined Official Plan Amendment and Zoning By-law Amendment, Draft Plan of Subdivision/ Condominium, and possible Site Plan Approval Application 
	Engineering 
	Pre-con Meeting December 1", 2022 Engineering Comments 
	1. 13030 Lundy's Lane (Official Plan Amendment/Draft Plan of Subdivision/Zoning Bylaw Amendment) r 
	Fire 
	• Have noted that they have no concerns or comments at this time. 
	MTO From; Lagako5, Ted (MTO) <> Sent: Sunday, November 27, 2022 2:43 PM 
	To: Angela Nesbitt Cc: Lagakos, Ted (MTO) Subject: Declined: Cit,J of Thorold Pre-consultation Zoom Meeting 
	CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the sender and know the content is r.afe. 
	Hello Angela, 
	Unfortunately I will be unable to attend his meeting. Please refer to tile Ministry's pre-consultant-ion comments dated June 2, 2021 as our position/comments. for this file. 
	Take care, Ted Lagakos Senior Project Manager (Niagara/Hamilton) 
	Highwa\' Corridor Management Section -Central Oper.ations 
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	Angela Nesbitt 
	From: Laga,,os. Ted (MTO) :, 
	Sent: Wednesd<i!i~June 2, 2021 2:56 PM To: Al ge!a Nesb itt Cc Nunes,Pal.ll (MTO); Deluca. Peter (MTO) Subject: 'RE: City of Thorold Pre-consultation meeting (B030 Lundy's l ane, Htghwa~•20 
	Zoning Bylaw Amendme11t/Draft Pia, of 9uMi'l.i•i~ion) 
	Aftemoon Angela, 
	Thank you for bringing this applicationfsite to our attention. will be unable to attend the 1eeting tomorrow so I an prn•.iiding you with tihese prelirninary comments in advance. 
	Moving forward, I will be llhe ministry contact for this file. Please circulate all future correspo11de11ce directly to my attention. 
	The following are the Ministry's {MTO} pre-consultation/preliminary comments: 
	.on.ca/english/engineering/management/corridor/building.shlml 
	• As part of the future formal subdivision application, MTO will most likely impose draft plans conditions for (i} Engineeringlintemal road construction plans, (ii) Lighting, 
	(iii) Drainage and, (iv) Traffic. Please make the applicant aware that any fequired highway improvements, as a resu1t o the subject development, will require the proponent to ,enter into 
	Pre-Consultation Form (Prepared February, 2023) Page 5 
	a legal agreement with MTO. Proponent will be 100% responsible for all associated costs {designt!construction, etc .. ). 
	• The following materials will most likely need to be submitted by the proponent to support MTO's draft plan conditions: 
	,o One ('I) digital copy of the Illumination !Plan and associated materials. The Illumination Plan is to include: 
	Regarding light trespass onto MTO right-of-way, the ministry requires zero light trespass onto our right-of-way. 
	Please ensure that the MTO ·14.0 m setback line is clearly and accurately illustrated 
	on all plans. Also, on-essential parking within the 14.0 m setback mus.t be clearly 
	·dentified with a note on all plans. 
	All plans/materials and/or technical submissions must adhere to MTO standa~ds. 
	I trust that this is satisfactory at this time. The minisby ,,,,.rill provide more detailed comments once the applicant is ready to submit an official subdivision application via the municipality. 
	Please do not hesitate to contact me if you have any questions. 
	Take care, 
	Ted lagakos 
	Senior Project Manager (Niagara/Hamilton) 
	HiJ:Jhway Corridor Mana~ement Section -Central Operations 
	Ministry of Transportation 
	159 Sir William Hearst Avenue, 71'11 Floor 
	Toronto, ON M3M 0B7 
	Phone: 4'16-268-3932 
	E-Mail: ted.laqakos@ontario.ca 
	Web: on.ca/english/engineering/management/corridor 
	2 
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	Niagara Region on the next page 
	Niagara Region -Development S,ervices Division 
	Pre-Co11sultatio11 Notes 
	13030 Lundy's Lane (Hig way 21{)), Thorold Decem!)er 1, 2022 
	Attendees 
	Johnpaul Loiacono (Region); icolette Van Oyen {MHBC for the City); Meghan Birbeck, Chris Viccica i(Cit~r); Jeremia Rudan (Owner); Peter Hom (Agent -Honn Design & Co 1sulti 19 Inc.),; David Falleta and Evan Sugden (Agent -Bousfields Inc.); Scott Catton (Paradigm}; Rob Melic:k ( i;HE} 
	Type of Application: Local Official Plan Amendment, Zo 1ing By-law Amendment, Draft Plan of Subdivision 
	Application Description 
	Regional Official Plan Designation 
	• Urban Area {Designated Greenfield Area). 
	Planning Comrnents 
	Pre-Consultation Form (Prepared February, 2023) Page 7 
	Niagara Region -Development Services Division 
	Pre-Consultation Notes 
	13030 Lundy's Lane (Highway 20), Thornrd December 1, 2022 
	• Regional staff note that there are emp!oyment lands on the site and provide the following calculation discussion below. 
	Employment Land Redevelopment Calculation 
	There are lands designated employment lands within the City's Official Plan. As such, any redevelopment of these lands to non-employment uses shall adhere to applicable Provincial and Region policies. Specifically, Policy of A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020 Consolidation ("Grow'lh Plan") mllst be satisfied, which states: 
	"Outside ofemployment areas, development cnteria should be established to ensure that the redevelopment of any employment lands will retain space for a similar number of jobs to remain accommodated on site." 
	Accordingly,. any proposal that introduces non-employment uses to these employment lands shall demonstrate and protect for space to be retained for a similar number of jobs to remain accommodated on site. The amount of space to be retained for employment should detem1ined and justified using the following methodology. 
	Calculation Steps 
	Regional staff offer the following steps to determine the amount of employment space for the property: 
	1. Based on the City's Zoning 13y-law, use the maximum lot coverage (in%) to calculate the full potential build out {building envelope) of the site to determine its maximum potential employn ent square footage. 
	0 1ce maximum potential square footage established, then calculate how·many job this results in based on the City's Development Charges ("DC") Background Study.The DC Background Study uses the following employee density assumptions for non-residential square foot estimates: 
	Pre-Consultation Form (Prepared February, 2023) Page 8 
	Niagara Region -Development Services Division 
	Pre-Consultation Notes 1303'0 l undy's Lane (Hig way 2.iO), Tl'lomtd December 1, 2022 
	These "\1Vork from Home~jobs can be added to the feasible coverage job total calculated in Step 2 to help justiftJ a similar number of jobs based on the full potential build out of the site calculated in Step 1. 
	Please note thattemporary jobs created through ,construction or bmwnfield re ediatio11 should not be i 1cl 1ded in the calculation I justification, as ther ·will not remain accommodated on site as per Growth Plan Policy 2.2.5.14. 
	4. Lastly, please provide a short breakdown/ summary of 1e total number of proposed jobs accommodated 11 the site as calculated through Steps ·1-3. 
	Should the applicant propose non-employment uses ·or the en ployment block, Regional s.taft requires that the above Employment Ilana R,edevelopment calcula1lio11 and justification be illlcluded ·within the submitted Planning Justification Report. 
	Site Condition 
	Archaeo'logical Resources 
	Urban Design Comments 
	At t:he OPA ZBA and Draft Pla11 of Subdivision please submit a Major Urban Design Review fee 
	($640). 
	Please submit the followi11g drawings and studies in support of the OPA & ZBA: 
	Pre-Consultation Form (Prepared February, 2023) Page 9 
	Niagara Region -Development Services Division 
	Pre-Consultation Notes 
	13030 Lundy's Lane (Highway 20), Tlh,omld Decernl,er 1, 2022 
	Design of the built form and site should prevent and itigate these risks, ·while protecting the comfort and safety of people usi 19 outdoor walkways, pa ·os, amenity areas and recreational spaces. The wind analysis should be a qualitative study, using Computational Fluid Dynamics (CFO) and be prepared by a qualified person. It should analyze wind condi ·ons in the summer and winter seasons, plus ave all annual wind conditions. Please contact the Region for further information. 
	Please submit the following drav,lings, at the Site Plan Stage, for portions or phases of the site or the development ·with frontage to the regiional road. 
	• Site Plan drawing, Landscape Plan (with streetscape info), and architectural building elevations for any facades that wm be visible from 1he Regional Road. 
	Additional Urban Design suggestions: Interlace with Regional Roads: 
	Streetscape along Regional Road (High1,•,ray 20): 
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	Niagara Region -Developm,ent Services Division 
	Pre-Consultation Notes 
	13030 Lundy's Lane (Highway 20), Tllom!d Decernl,er 1, 2022 
	Environmental Com,nents 
	• The subject parcel is outside the Region's Core Natural Heritage System 
	Transportation I Roads 
	o Re,gional transportation staff requires a Traffic Impact Study {Tl1S) to assess the volume of traffic comi 19 onto Thoro!d Townline Road_ 
	Road Widening 
	Servicing 
	• Regional staff requires a Functional Servicing Report (FSR) for the application to understand servicing flows. needs, and capacities for the Slite. The FSR will need to demonstrate how the site will be serviced and its con 1ections to the neighbouring Rolling Meadows Subdivision_ 
	Water: 
	• No municipal water servicing exists along this portion of Lundy's Lane I Hig\hvtay 20 or Thorold 
	Townline Road at this time. Sanitary: 
	Stormwater Management Comments 
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	Niagara Region -Development Services Division 
	Pr-e-Consultation Notes 
	13030 l undy's Lane (Highway 20), Th.ornld Oeceml)er 11, 2022 
	on the receiving creeks. The following preliminary comments are provided by information purposes: 
	a) The iagara Region will require that stormwater runoff from the development be collected and treated to an Enhanced protection (i.e. 80% long-term suspended solids removal) prior to discharge from the site. 
	b} The Region normally requires post-development flows be controlled to pre­development level for all storms (2-year up to and including the ·100-year storm) prior to discharge from the site. Note the development must also satisfy the baseline study requireme 1ts. Thorold To•N11line Road (Regional Road 70) and Lundy's Lane {Highway 20) shall not be negatively affected as a result of development. Please note the Region normally does not approve piped outlet into a Regional Road ditch due to backwater effect 
	c) The Region will equire the development provide erosion control in order to mitigate impact on the downstream creeks. The most stringent criteria of the MECP Design Manual and the baseline study requirement shall apply. 
	d} Identify the feasible l ow Impact Development/Green Infrastructure practices in order to mitigate impact on downstream receiving creeks. 
	e} Prior to construction, the Niagara Region w"ill require that detailed grading, servicing and construction erosion/sediment control plans be submitted to this office for review and approval. 
	Waste Collection (Low Density Residential) 
	Waste Collection (Multi Residential) 
	Waste Collection ,(Commercial) 
	Pre-Consultation Form (Prepared February, 2023) Page 12 
	Niagara R,egion -Development S,ervices Division 
	Pre-Consultation Notes 
	13030 LUI dy's Lane (IHigllway 20), Too:ro!d December 1, 2022 
	Required Studies 
	Regional Review Fees 
	The Region's 2022 Fee Schedule is available at: fees.aspx. 
	Pre-Consultation Form (Prepared February, 2023) Page 13 
	10. Required Information and Studies to be submitted with the Application(s). Studies identified with an asterisk* will likely require a peer review at the cost of the developer. Please ensure all digital copies are provided as an Accessible Document. 
	Pre-Consultation Form (Prepared February, 2023) Page 14 
	Notes: 
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	Thornton Tomasetti 
	March 30, 2023 
	Peter Horn Rudanco Hospitality Corporation 
	Re: Peer Review Comments -Uppers Quarry Acoustic Assessment Report 
	Thornton Tomasetti (TT) was retained by Rudanco Hospitality Corporation (Client) to review and provide comments on the Acoustic Assessment Report prepared in support of the proposed Uppers Quarry in the City of Niagara Falls, Regional Municipality of Niagara, located to the north and east of the Client's property located at 13030 Lundy's Lane which comprises of future development lands totalling 23ha at the northwest corner of Lundy's Lane and Thorold Townline Road in the City of Thorold (the "Rudanco Prope
	TT has reviewed the report Walker Aggregates Inc. Niagara Falls, Ontario Upper's Quarry: Acoustic Assessment Report dated October 28, 2021, prepared by RWDI AIR Inc. (AAR). 
	TT's review is limited to such concerns as may be relevant to the Client's proposed development and does not address items related to the proposed quarry's impact on any other surrounding properties. 
	For ease of understanding, this review is structured similarly to the AAR, and excerpts from the AAR report are provided below with TT's comments. 
	1. Introduction 
	The AAR states that: This assessment is completed in respect of an application under the Aggregate Resources Act. Based on the Ministry of Natural Resources Policy #A.R. 2.01.09 (MNR, 2006), a detailed noise assessment is required since there are noise-sensitive lands within 150 m of the Quarry. The Aggregate Resources Act recommends referencing the Ontario Ministry of the Environment and Climate Change (MOE CC) guidelines for stationary sources of sound. This AAR is completed using the applicable Ontario M
	The AAR should clearly indicate if the quarry will be operating under an Environmental Compliance Approval from the Ministry of the Environment, and if the AAR will be used in support of that approval. 
	The AAR sates that: Quarry operations will not include large sources of vibration. Therefore, an assessment of vibration impact is not required. Blasting is outside of the scope of this assessment and is addressed separately in the blast impact analysis by Explotech. 
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	Rock crushing and use of heavy equipment are significant sources of vibration. Based on the proximity of the proposed quarry these vibration sources could have impacts to the future residential development on the Rudanco Property, particularly when extraction activities are occurring in the southwest corner of the proposed quarry. 
	TT's comments regarding the Blast Impact Assessment report prepared by Explotech are included under separate cover. 
	2. Facility Description 
	The AAR states that: The proposed Upper's Quarry is located on Part of Lots 119, 120, 136 and 137, and Part of the Road Allowance between Lots 120 and 136 (geographic township of Stamford) in the City of Niagara Falls, Regional Municipality of Niagara. Sensitive land uses adjacent to Upper's is shown on zoning maps in Appendix A. 
	The AAR report includes excerpts from the old City of Thorold zoning regulation (Comprehensive Zoning 
	By-Law 2140 (1997)) but does not mention that the City of Thorold has recently enacted a new zoning 
	regulation (Zoning Bylaw 60-2019). The new zoning bylaw took effect (excluding some changes to 
	residential zones) on March 16, 2021, prior to the issuance of the AAR report. 
	The AAR report should be updated to reflect this new zoning bylaw. 
	2.1. Proposed Extraction Scenario 
	The AAR states that: At the start of extraction operations, four sinking cuts will be required to allow 
	extraction to begin. Two sinking cuts are required in Phase 1A (one in the Mid Extraction Area, one in 
	the South Extraction Area), one sinking cut is required in 2A. 
	The AAR report should clarify if/where the fourth required sinking cut will occur. 
	The AAR states that: During the sinking cuts and early phases of operation, the primary crusher is 
	integrated into a single processing plant located near the working face. In later phases, the primary 
	crusher will split from the single integrated plant and start to follow the working face . The processing 
	plant, which contains the secondary and tertiary crushers, will remain close to the quarry entrance. The 
	processing plant will be located at varying elevations, beginning at the top of rock during the sinking cut 
	portion of operations, and moving to the first bench and then the final quarry floor as space becomes 
	available. 
	The AAR should clarify which location(s) for the processing plant have been modeled, and which 
	represent predictable worst-case scenarios. 
	The AAR states that: Phases 1A, 2A, and 3 will be extracted in two benches down to the Quarry floor, 
	which is at elevations of 141 to 149 metres above sea level (mas!). The quarry floor has a gradual 
	downward slope from the northeast corner (149 mas/) to the southwest corner (141 mas/). The first 
	bench is between 175 to 178 mas/ and the second bench is between 160 to 162 mas/. Phases 1 B and 
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	28 will be extracted to an elevation of 155 mas/. They will then be backfilled with clay material up to 
	approximately 176 to 177 mas/ for the watercourse realignment. 
	The AAR should indicate the applicable elevations tor Phases 3A, 3B, 4, and 5. 
	The AAR should confirm that phases will be extracted sequentially, so that only one phase is being worked at a time and should clarify when backfilling will occur in the sequence of extraction. (i.e., will backfilling of Phase 1 B and 2B occur before or after backfilling of Phase 1 A and 2A, and/or Phase 3A, 3B, 4, or 57) 
	The AAR states that: In addition to aggregate extraction and processing, the site will also include an asphalt plant (AP), to be located in mid-extraction area Phase 1A, capable of producing 4,900 tonnes per day of hot-mix asphalt (HMA). Operations include the receipt and drying of washed aggregate, receipt and storage of asphalt cement, mixing and storage of HMA, and loading highway trucks for shipment to the job site. The asphalt plant will become operational once Phases 1 A and 1 B have been fully extrac
	Table 1: Noise Source Summary -Proposed Extraction Scenario of the AAR indicates that 6 trucks per hour will be used tor "H MA Product Shipping, Full". At full production (4,900 tonnes per day of H MA) 6 trucks per hour, at 24 hour/day operation would require that each truck carry 34 tonnes of HMA, which appears to be on the high end of what would normally be carried by a single vehicle. Additionally, the traffic study considers over 30 trucks per hour departing the quarry. 
	The AAR should confirm that the estimated on-site vehicle traffic is representative of predictable 
	worst case noise impacts from the quarry operations. 
	The AAR should clarify if the asphalt plant will be located below grade, and if Phase 1 A and/or Phase 1 B will be backfilled prior to the installation of the asphalt plant. 
	2.2. Modelled Phases 
	The AAR states that: The receptors surrounding the Quarry will experience the most impact from the Quarry during different phases. Therefore, the modelled scenarios are selected based on the worst-case extraction location for the different receptors. 
	The modelled phases for the Proposed Extraction Scenario are: 
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	As illustrated in the AAR figures, operations such as the working face, and primary crusher {located adjacent to the working face) were modelled as single points. 
	The AAR should clarify if these point sources may move within a given phase {i.e., if the working face could move backwards, and if the primary crusher may move across the working face and/or follow the working face backwards). If so, the AAR should confirm that the modeled locations of each source represent the predictable worst-case impact for that specific phase at all applicable receptors. 
	The AAR states that: Sinking cut in Phase 3A was also assessed but was deemed to be less impactful than Phase 2A sinking cut. Phase 38 sinking cut is expected to have similar impacts. Therefore, sinking cuts in Phases 3A/3B were not evaluated further. The operation overviews of the modelled scenarios are shown in Figures 2a through 2g. 
	This mention of sinking cuts in Phase 3A and 3B combined with the previous mention of sinking cuts in Phases 1 A Middle, 1 A South and 2A appear to contradict the previous statement that four sinking cuts would be required. 
	The AAR should clearly indicate the full sequence of operations in each phase (sinking cut, extraction, backfill, etc.) and in the overall project. 
	The AAR should clearly indicate the predictable worst case noise impacts around the proposed quarry for each stage of operations in each phase of the project. 
	3. Noise Source Summary 
	The AAR states that: A summary of significant sound sources is provided in Table 1, including sound power levels, location, sound characteristics, operating duration, and vehicle route assumptions. Sound power levels for the proposed sources are based on historical measurement data on file at RWDI. The overview of the locations of the modelled sources are shown in Figures 2a through 2g. Detailed examples of the significant source locations are shown in Figures 2h and 2i. 
	While historical sound measurement data can be a valid source of information, it is impossible to verify in the context of a peer review and may not be optimally representative of the actual conditions on a new project. Where possible, manufacturer's specifications would be preferred, but these may not be available for all sources. 
	The AAR should include a recommendation that verification testing be performed on the equipment and operations prior to the start of quarry operations, to confirm that the sound levels modelled in the AAR report are accurate. If the actual equipment or operations are louder than assumed in the AAR report, the quarry should be required to replace equipment or mitigate the noise emissions to the level specified in the AAR report. 
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	3.1 . Continuous Sources 
	The AAR states that: All continuous sources are assumed to be operating constantly in their respective operating periods. During the sinking cut, only one (1) secondary and one (1) tertiary crusher will be deployed. As the Quarry progresses to later phases, two (2) sets of secondary and tertiary crushers will be deployed at the processing plant. Asphalt plant noise sources were based on the existing asphalt plant at Walker Brothers Quarry and Asphalt Plant in Niagara Falls. 
	TT has no comments on this section. 
	3.2. Impulsive Sources 
	The AAR states that: The only impulsive source considered in this study is the impulses associated with the asphalt plant silos (ASPH_imp_silo), which could operate up to 24 hours a day. As per NPC-300, the sound limits are based on the number of impulses per hour. Nine (9) or more impulses are anticipated to occur at a worst-case hour during daytime, evening, and nighttime. 
	TT has no comments on this section. 
	3.3. Construction Sources 
	The AAR states that: Temporary construction noise from the Quarry is anticipated for short periods 
	throughout its lifespan. Activities considered to be construction noise include overburden removal and 
	berm creation. Details on construction noise assessment are provided in Section 5. 
	Due to the transient nature of operations at the quarry, all activities will be temporary to a certain extent. 
	The AAR should clarify the expected duration of each activity at the quarry site (overburden removal, berm creation, sinking cut, extraction, and backfilling) for each phase. The criteria for considering an activity to be "temporary construction noise" should be explicitly stated, and each activity which meets that criteria should be identified. 
	Certain additional noise sources, such as erecting equipment, building roads, etc. may also plausibly fall under the category of construction noise. 
	3.4. Identifiable Source Characteristics 
	The AAR states that: Continuous sources that warrant adjustment due to tonal, cyclically.varying, quasi­
	steady impulsive or beating sound characteristics receive additional consideration in accordance with 
	MOECC NPC-104 guidelines (MOECC, 1978). These guidelines specify that a penalty is applicable for 
	tonal, cyclically varying, or quasi-steady impulsive sound characteristics. No sources were identified to 
	exhibit tonal, cyclically varying, quasi-steady impulsive or beating sound characteristics per NPC-103. 
	TT has no comments on this section. 
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	4. Points of Reception 
	The AAR states that: Sound levels from sources at the Quarry were determined at points of reception (PORs) located on noise sensitive land uses. Noise sensitive land uses are defined in the MOECC's environmental guideline, Publication NPC-300 (MOECC, 2013), as the property of a person that accommodates a dwelling, a noise sensitive commercial building or a noise sensitive institutional building. In some cases, a vacant lot may be considered noise sensitive provided it is zoned to allow a sensitive use. 
	Although the Client's property is not currently zoned to permit a residential land use, the Town of Thorold Official Plan designates the Client's property as "Residential", as illustrated on The Neighbourhoods of Rolling Meadows Secondary Plan. 
	The Client is in the process of preparing planning applications to develop the Rudanco Property as a residential community, implementing the planned vision for the site. This proposed development represents a noise sensitive land use relevant to the proposed quarry operations. 
	It wou ld be prudent for the proposed residential development included as a point of reception in the AAR . 
	4.1. Surrounding Noise Sensitive Land Uses 
	The AAR states that: There is a residential-zoned vacant lot for the Rolling Meadows development approximately 420 m west of the Quarry. The vacant lot was not considered as a receptor for this assessment since the land developer will be required to mitigating any noise within 500m of the bed rock resource area according to policy 8.8. 12.3. of the Rolling Meadows Secondary Plan. The policy is included in Appendix 8. 
	Section 81.8.12.3 Aggregate Resource Protection Policies of the City of Thorold Official Plan identifies that development applications within 500m of the potential bedrock resource area (as illustrated in the Rolling Meadows Secondary Plan) should be reviewed and incorporate mitigation to demonstrate that future aggregate extraction will not be precluded or hindered and to achieve land use compatibility. However, the policy goes on to state that "Once the proponent has prepared the appropriate studies and n
	Due to the reciprocal requirements for the proposed quarry and proposed residential developments, it would be advantageous to coordinate the assessment and modelling of stationary noise source impacts to the proposed residential development. 
	4.2. Modeled Points of Reception 
	The AAR states that: Two PORs were used to assess the sound level at residential receptors (R1 through R6): the far;ade POR and the outdoor POR. The far;ade PORs are placed at the closest window facing the 
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	Quarry. For two-storey residences, the far;ade POR is modelled 4.5 m above ground. For one-storey residence, the POR is modelled 1.5 m above ground. All outdoor PORs are modelled at a height of 1.5 m. The locations of the modelled PORs are shown in Figure 1. The location of the PORs are also shown on the zoning map Figure A. 1 in Appendix A. 
	The modeled receptor heights are consistent with the guidance in NPC-300. The illustrated noise contours provided in the AAR figures are noted to be at a height of 4.5m, consistent with second story receptors. 
	5. Assessment Criteria 
	The AAR states that: The assessment criteria for sound levels at the receptors is the higher of either the exclusion limit per NPC-300 or the minimum background sound level that occurs or is likely to occur. The exclusion limit is the highest sound level limit that may be used for a receptor when the background sound level is lower than the exclusion limit. 
	TT understands that the AAR has considered the exclusionary, rather than existing background sound 
	level limits. 
	5.1. Exclusion Limits for Continuous Sources 
	The AAR states that: The exclusion limits are determined from the level of urbanization, or 'Class', at the 
	noise-sensitive land use. The acoustic environment surround the Quarry is characterized primarily by CN 
	rail to the south and road traffic surrounding the site. Noise sensitive land uses for the receptors are 
	therefore in a Class 2 acoustical environment, which is typical of a suburban area that is dominated by 
	sounds of human activity and road traffic. As such, the MOECC Publication NPC-300 Class 2 exclusion 
	limits apply to PORs in this study. The exclusion limits for each POR are shown in Tables 3a through 3g. 
	TT agrees that the Class 2 sound level limits are appropriate for this area. 
	5.2. Exclusion Limits for Impulsive Sources 
	The AAR states that: Since there is only one impulsive source on site (ASPH_imp_silo), it is evaluated 
	against the limit associated with the number of impulses per hour for this individual source. There is 
	expected to be nine or more impulses per hour. Therefore, the strictest Class 2 impulsive limits apply. 
	The worst-case impulsive sound level impacts and associated limits for each POR are summarized in 
	Tables 3h. 
	TT has no comments on this section. 
	5.3. Construction Limits 
	The AAR states that: Overburden-clearing and berm construction are considered short-term construction activities and are not examined explicitly in this assessment. Construction activities is generally 
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	temporary in nature and is not part of the day-to-day operation of the site. The sound level due to temporary construction events are not generally assessed at the surrounding receptors. 
	As noted above, the criteria for a "short-term" construction activity should be clarified in the context of the overall transient nature of activities at the quarry. 
	The AAR report should recommend that the identified construction activities be completed in a succinct and timely manner, rather than piecemeal over the course of quarry operations, so that the duration of noise impacts from construction activities can be minimized. 
	6. Noise Control Recommendations 
	The AAR states that The following recommendations are provided in order to meet the applicable compliance criteria: 
	The identified noise control recommendations are designed to mitigate impacts to receivers located to the north, east and south of the quarry. Because the Client's property is located to the southwest of the quarry, these recommendations are not directly intended to mitigate noise in the direction of the Client's property, although some of them would contribute to that effect (recommendations 1, 2, and 3). 
	Additional source mitigation measures, similar to measure 4 would potentially be helpful in mitigating noise impacts to the Client's property, particularly during the sinking cut operations in the south extraction area. 
	7. Impact Assessment 
	The AAR states that: The Quarry sound emissions were modelled based on the operating scenarios as described in Section 2. The sound levels at surrounding PORs are calculated by modelling the sound propagation from the significant sources at the Quarry. The modelled sound levels at the PORs were assessed against the applicable limits. Modelling of sound level propagation to the PORs was completed using Cadna/A, a commercially available implementation of the ISO 9613 (ISO, 1994b and ISO, 1996) algorithms. Cad
	As noted above, the assessment should consider the worst predictable impact based on each stage of each phase of the quarry and should account for different possible source locations. 
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	It is unclear if the scenarios modeled in the AAR represent the worst-case predictable impacts to the Rudanco Property. 
	Given that the AAR indicates that it assumes any development to the west will include mitigation measures to address potential noise impacts from the quarry operations, modelling of the predictable worst-case impacts from those operations on properties to the west of the quarry should be provided, in order to inform the design of mitigation strategies. 
	8. Alternative Extraction Scenario 
	The AAR states that: In the event that Walker obtains permission from the City of Niagara Falls, extraction will include the two road allowances bisecting the proposed quarry site: 
	i. Upper's Lane, between the North Extraction Area and the Mid Extraction Area; and 
	ii. the unopened road allowance between Lots 120 and 136, between the Mid Extraction Area and the South Extraction Area. 
	The assessment results and recommendations for the alternate extraction scenario are included in 
	Appendix D. 
	None of the modelled conditions for the alternative extraction scenario predict sound levels at or above 50 dBA on the Rudanco Property. As with the proposed quarry scenario, if this were to occur the AAR report should include modelling of each stage of each phase of operation. 
	9. Impacts to the Rudanco Property 
	Based on the modelling documented in the AAR report, noise impacts from the proposed operations have been predicted to be <50 dBA during the daytime and <45 dBA during the evening/ night at a height of 4.5m based on stationary noise impacts from the proposed quarry except in the Phase 1 A South Sinking Cut, Daytime scenario, where noise impacts are predicted to be between 50 and 55 dBA, which would exceed the applicable exclusionary sound level limit at the Rudanco Property. 
	It should be noted that noise impacts from the unmodeled scenarios, particularly activities in Phase 1 B of the south extraction area could also exceed the applicable exclusionary sound level limits. 
	Although the current zoning of the Client's proposed development does not identify residential land use, the City of Thorold Official Plan Schedule A-3 indicates that residential uses are planned for the area. 
	In addition to implementing noise mitigation measures on the Rudanco Property, there are opportunities 
	for additional source noise mitigation to be implemented within the proposed quarry. Such at-source 
	mitigation measures could including the use of additional noise barriers on the quarry property and/or 
	specifying minimum separation distances between operating equipment in the proposed quarry and the 
	Rudanco Property. 
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	10. Concluding Remarks 
	We trust that these general recommendations meet the needs of the current phase of the design. 
	Please do not hesitate to contact us if there are any questions. 
	Yours Truly, Thornton Tomasetti 
	\(_ · \ ~,<5,\ ,_\r_\ Cl,ll<Cv· 
	\ (_ -' Robert Fuller, P.Eng. Project Engineer 
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	Peter Horn Rudanco Hospitality Corporation 
	Re: Peer Review Comments -Upper Quarry Blast Impact Assessment Report 
	1. Introduction 
	Thornton Tomasetti, Inc. {TT) was retained by Rudanco Hospitality Corporation {the Client) to conduct peer review of the Blast Impact Assessment Report prepared in support of the proposed Upper Quarry in the City of Niagara Falls, Regional Municipality of Niagara, located north and east of the Client's property located at 13030 Lundy's Lane which comprises of future development lands totalling 23 hectares at the northwest corner of Lundy's Lane and Thorold Townline Road in the City of Thorold {the "Rudanco 
	TT has reviewed the Walker Aggregates Inc. Niagara Falls, Ontario Upper's Quarry: Blast Impact Analysis Report {the Report) dated October 2021, prepared by Explotech Engineers Ltd. 
	TT's review is limited to such concerns as may be relevant to the Client's proposed development and does not address items related to the proposed quarry's impact on any other surrounding properties. 
	2. Peer Review Comments 
	Based on our review of the Report, the following comments are provided. 
	• Points of Reception -Noise sensitive land uses are identified in the environmental noise guideline, NPC-300 of the Ministry of Environment and Climate Change (MOECC). Noise sensitive land uses are defined as the property of a person that accommodates a dwelling, a noise sensitive commercial building or a noise sensitive institutional building. A vacant lot may also be considered noise sensitive provided that it is zoned to allow a noise sensitive use. 
	Although the Client's property is not currently zoned to permit a residential land use, the City of Thorold Official Plan designates the Client's property as "Residential", as illustrated on the Neighbourhoods of the Rolling Meadows Secondary Plan. 
	The Client is in the process of preparing planning applications to develop the Rudanco Property as a residential community, implementing the planned vision for the site. The proposed development represents a sensitive land use relevant to the quarry operations. It would be prudent for the Rudanco Property to be included as a point of reception in the Report. 
	• Applicable Guideline Limit -MOECC's NPC-119 guideline provides limit for blast induced vibration and overpressure. The guideline limit set by MOECC are as follows. 
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	• Predicted Vibration Levels -Based on the worst-case blasting parameters (118 kg/delay explosive etc.) and using Bureau of Mines prediction formulae, the blast vibration zone of influence is predicted to be 319 m from the extraction boundary. During material extraction at Phase 1, the Rudanco Property will be located within the zone of influence and thus, blast induced vibration is expected to be a concern. 
	Blasting design modification such as reducing the amount of explosives per delay would be 
	required to be in compliance with NPC-119 guideline limit. This would require coordination with 
	the applicant for the proposed quarry. 
	• Predicted Overpressure Levels -Similarly, using the worst-case blasting load (118 kg/delay of explosive), the overpressure zone of influence is predicted to be 580 m. The Rudanco Property will be within the zone of influence during material extraction at least for Phase 1A, Phase 1B, and Phase 5. 
	It is understood that overpressure prediction formula inherently has high degree of variability. In 
	order to address this variabilitv. onsite sound monitoring at the closest point of the proposed 
	development is recommended. This would more accurately capture the overpressure intensities 
	and provide guidance for any design changes such as reducing the amount of explosives per 
	de/av. This should be coordinated with the applicant of the proposed quarry. 
	• Flyrock -Flyrock is defined as rock propelled from the blast area. The regulation in Ontario strictly prohibits ejection of flyrock outside the quarry boundary. 
	Considering the close proximity of the proposed quarry to the Rudanco Property, care should be taken in designing the blast parameters so that the Rudanco Property falls outside of the exclusion zone of the flyrock. 
	• Material Extraction -As per the current extraction plan, blasting during Phase 1 would move towards the direction of the Rudanco Property. Consequently, the blasting impact is anticipated to increase as mining progresses towards the Rudanco Property. 
	Given the sensitive residential use planned for the Ruandaco Property, the extraction direction 
	should be coordinated between the applicant for the proposed quarry and the Client so that the 
	impact at the proposed development is minimized. 
	3. Recommendations 
	• Although the current zoning of the Client's proposed development does not identify residential land use, the City of Thorold Official Plan does indicate that that residential and other sensitive land uses are planned for the area. In view of the Town's planned vision and the Client's 
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	forthcoming development applications to implement this vision, it would be prudent to include the Rudanco Property as a noise and vibration sensitive point of reception in the Report. 
	• There are opportunities to coordinate the blasting design parameters such as setback distance, explosives per delay, etc. between the applicant for the proposed quarry and the Client so that an appropriate Site Plan for the Rudanco Property and other operation details including conditions of approval can be established for the proposed quarry. 
	4. Concluding Remarks 
	We trust that these general recommendations meet the needs of the current phase of the project. 
	Please do not hesitate to contact us if there are any questions. 
	Yours Truly, Thornton Tomasetti 
	Sarni Rahman, M.A.Sc., P.Eng. Senior Project Engineer 
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	Peter Horn Rudanco Hospitality Corporation 
	Re: Peer Review Comments -Uppers Quarry Air Quality Assessment Report 
	Thornton Tomasetti (TT) was retained by Rudanco Hospitality Corporation (Client) to review and provide comments on the Air Quality Assessment Report prepared in support of the proposed Uppers Quarry in the City of Niagara Falls, Regional Municipality of Niagara, located to the north and east of the Client's property located at 13030 Lundy's Lane which comprises of future development lands totalling 23ha at the northwest corner of Lundy's Lane and Thorold Townline Road in the City of Thorold (the "Rudanco Pr
	TT has reviewed the report Walker Aggregates Inc. Niagara Falls, Air Quality Assessment for the Proposed Upper's Quarry dated October 26, 2021, prepared by RWDI AIR Inc. (AQA). 
	TT's review is limited to such concerns as may be relevant to the Client's proposed development, and does not address items related to the proposed quarry's impact on any other surrounding properties. 
	For ease of understanding, this review is structured similarly to the AQA, and excerpts from the AQA report are provided below with TT's comments. 
	1. Introduction 
	The AQA states that: RWDI was retained by Walker Aggregates Inc. (WAI) to conduct an air quality assessment for the proposed Upper's Quarry (Upper's Quarry) in Niagara Falls, Ontario. The air quality assessment includes a dispersion modelling analysis of estimated emissions of key contaminants from proposed on-site operations. The results. of this analysis are combined with an appropriate background air quality concentration to provide a cumulative estimate of impacts on surrounding receptors. If predicted 
	measures are recommended, and the assessment is repeated. This process continues until predicted 
	impacts are below the criteria. Mitigation measures are incorporated into the Best Management 
	Practices Plan (BMPP) for dust. 
	The MECP's Emission Summary and Dispersion Modelling report guidance document supports the use of BMPPs to address certain non-hazardous fugitive particulate emissions, but a BMPP would not be sufficient for all emissions from the quarry, and may not apply to all sources of particulate emissions from the quarry. 
	The AQA should clearly indicate if the quarry will be operating under an Environmental Compliance Approval from the Ministry of the Environment, if the AQA will be used in support of that approval, and if additional air emissions studies or documents will be prepared. 
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	2. Site Description and Operations 
	The AOA states that: Clearing of overburden and berm construction will take place prior to drilling and blasting in each phase. At the start of extraction operations, four sinking cuts will be required to allow extraction to being. One sinking cut is required in each of Phases 1A, 2A, 3B, and 5 . .. . Progressive rehabilitation operations will take place throughout the life of the quarry. 
	This appears to contradict the related AAR prepared by RWDI, which indicates that "Two sinking cuts are required in Phase 1 A (one in the Mid Extraction Area, one in the South Extraction Area)" This also does not align with the illustrated Phasing in Figure 1 of the AOA. which identifies Phases 1, 2, 3, 4, and 5, but does not identify a "Phase 1A. 2A, or 3 B ". 
	The AOA report should align with the associated AAR. 
	The AOA should include a full timeline of the proposed lifecycle of the quarry, including the 
	sequence of events (clearing and berm construction, sinking cuts, extraction and rehabilitation) in 
	every phase, and should identify what stages will occur sequentially and/or in parallel. 
	The AOA states that Shot rock will be loaded by front-end loaders into a primary crusher. In the early 
	phases of operation, the primary crusher is integrated into a single portable plant located near the 
	working face. Once sufficient area has been established, two plants will be established, fed by a 
	primary crusher and conveyor which follow the working face. The processing plant will be located at 
	varying elevations, beginning at the top of rock during the sinking cut portion of operations, and moving 
	to the first bench and then the final quarry floor as space becomes available. 
	The AOA should clarify which location(s) and/or heights for the processing plant have been modeled, and which represent predictable worst case scenarios. 
	3. Hours of Operation 
	TT has no comments on this section. 
	4. Operating Scenario 
	The AOA states that The maximum operating scenario examined in the assessment reflects the 
	maximum production and shipping operations at the site during multiple phases in both the Proposed 
	Operating Scenario. This scenario is meant to provide a conservative estimate of potential emissions, as 
	well as the location of operations. In all cases, it is expected that operations would realistically occur at 
	levels below these levels over most of the life of the quarry. 
	Due to the transient nature of operations in the quarry, it is possible that air quality impacts could be 
	highest in situations other than the maximum operating scenario (for example when operations are 
	located closest to the property boundaries, even if the operations are not at maximum capacity at that 
	time). 
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	The AOA should clearly indicate each distinct stage of operations in each phase (clearing, berm construction, sinking cut, extraction, restoration, etc). and should identify if each stage of operations has or has not been modelled. For stages that have not been modeled, justification should be provided for why the emissions from those stages do not represent the predictable worst-case impacts. 
	The AQA should clarify if these point sources may move within a given phase (i.e. if the working face could move backwards, and if the primary crusher may move across the working face and/or follow the working face backwards). If so, the AQA should confirm that the modeled locations of each source represent the predictable worst-case impact for that specific phase. 
	The AOA states that: Overburden stripping and berm construction are not examined explicitly in the assessment. These are considered short-term construction activities and are not part of the maximum operating scenario used in the assessment. Impacts associated with overburden stripping and berm construction are best managed through the development and implementation of a BMPP for dust. These controls would help to ensure that localized impacts due to the overburden stripping and berm construction are minimi
	The stated purpose of this AOA from the Introduction section is to provide input to a BMPP for dust associated with the quarry operations. 
	Because both clearing/berm construction, and other quarry operations are potential sources of dust emissions, the combined impacts of all concurrent sources from the quarry site should be considered in the AOA. 
	The AOA should either: 
	Appendix G of the AOA addresses an "Alternative Extraction Scenario", but this scenario is not discussed anywhere in the body of the report. 
	The AQA should discuss the alternative extraction scenario in the body of the report, rather than in an unreferenced appendix. 
	5. Potential Impact Locations 
	The AOA states that: There are eleven (11) discrete receptors consisting of commercial and residential buildings as well as outdoor locations potentially related to residential or business activity in the area near the Upper's Quarry. Due to the nature of the sources of emission, potential receptor locations further 
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	from the site were not assessed, as impacts decrease rapidly with distance. The receptor locations are shown on Figure 1. 
	O.Reg. 419/05 typically defines a point of impingement for air contaminants as any location outside the source property, rather than at discrete receptors. 
	The AOA should include illustrations of predicted impacts at all off-site locations around the quarry. 
	6. Identification of Contaminants and Sources 
	The AOA states that: The primary contaminant of interest is airborne dust generated by operations at the site. The following key components of dust were modelled: 
	Total suspended particulate matter, which consists of particles with an aerodynamic diameter of 44 micrometers (µm) or Jess (known as TSP); lnha/ab/e particulate matter, which consists of particles with an aerodynamic diameter of 10 µm or Jess (known as PM 1 O); Respirable particulate matter, which consists of particles with an aerodynamic diameter of 2. 5 µm or Jess (known as PM2.5); and Crystalline silica within the PM10 portion of the dust. 
	As the quarry is intended to extract bedrock, the composition of the extracted material will likely correlate to the dust emitted from quarry operations. 
	In addition to silica, any other contaminants present in the quarry stone with health and/or particulate limits (for example heavy metals or other materials identified in the MECP's Air Contaminants Benchmark List) should be identified and included in emission estimation rates. 
	The AOA states that: On-site vehicles and heavy equipment also emit products of combustion. TSP, PM10, PM2.5, and Nitrogen dioxide gas (NO2) were modelled as the key representatives of combustion products. In addition, the on-site asphalt plant emits NO2, PM, silica, benzene, benzo(a)pyrene, naphthalene, arsenic, lead, and nickel which were all modelled as well. 
	The potential sources of emissions for the Upper's Quarry are as follows: 
	Figure 2 through Figure 5 presents modelled source locations for various phases in the Proposed Extraction Scenario. The source locations for the modelled extraction operations reflect the presumed worst-case locations for operations at the working face, relative to sensitive receptor locations. 
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	As illustrated in the AOA figures, operations such as the working face, and primary crusher (located adjacent to the working face) were modelled as single points. 
	The AOA should clarify if these point sources may move within a given phase (i.e. if the working face could move backwards, and if the primary crusher may move across the working face and/or follow the working face backwards). If so, the AOA should confirm that the modeled locations of each source represent the predictable worst-case impact for that specific phase at all applicable receptors. 
	7. Criteria 
	The AOA states that The Ministry of the Environment, Conservation and Parks (MECP) has published Ambient Air Quality Criteria (AAQC), which are desirable concentrations of contaminants in air, based on protection against adverse effects on health or the environment. Environment Canada also has Canadian Ambient Air Quality Standards (CAAQS) for certain contaminants, which are used by provinces and territories to implement air quality improvements within their jurisdictions. The AAOCs and CAAQS are not enforc
	O.Reg. 419/05: Air Pollution -Local Air Quality and the associated Air Contaminants Benchmark List describes assessment requirements and provincially enforced standards that apply to emissions from 
	industrial activities. 
	The AOA should confirm if the quarry will or will not comply with O.Reg. 419/05 and the MECP's Ai r Contaminants Benchmark List. 
	8. Emission Estimation 
	The AOA states that: Emissions were estimated in accordance with relevant guidance, using published 
	emission factors as provided in Appendix A -F. Detailed emission calculations are provided in the 
	appendices to this report. The appendices contain details on assumptions, equipment types, sample 
	calculations and other details that provide clarity as to RWOl's methodology. 
	The emissions from sources that are wind-speed dependent (e.g., material handling) were calculated on an hour-by-hour basis, using the wind speed for each hour in the meteorological record. The emission values shown in the appendices for the wind-speed dependent emissions sources are example values, based on the average wind speed from the meteorological data . Emissions of crystalline silica were estimated using a very conservative silica content in the resource of 10 % . As this resource is comprised of d
	Appendix A indicates that crystalline silica has been assumed to make up 10% of the total PM 10 
	emissions, based on the silica content in native stone. 
	Appendix D indicates that crystalline silica has been assumed to make up 1.8% of the total PM10 emissions, based on the silica content in native stone. 
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	The makeup of the remaining 90 -98.2 % of the native stone is not discussed. 
	The AOA should provide a reference for the assumed content of the stone being processed, preferably in the form of test data local to the quarry site, and the content should be consistent across the calculations performed. 
	Appendix E lists tailpipe emission factors for various equipment, but it is unclear if these emission factors are based on manufacturer specifications or some other source. 
	The AOA should provide a citation for the listed combustion equipment tailpipe emission factors. 
	The AOA should clearly indicate that only equipment confirmed to meet the tailpipe emission performance assumed in the reports prepared in support of the quarry's operations can be used at the quarry. 
	9. Dispersion Modelling 
	The AOA states that The dispersion modelling was conducted to confirm that the proposed mitigation measures will be sufficient to control off-site impacts at the residential receptor locations. The modelling was conducted in accordance with the MECP's Guideline A-11 : Air Dispersion Modelling Guideline for Ontario, using the U.S. EPA AERMOD version 19191 dispersion model. AERMOD assesses multiple sources of emissions at discrete off-site receptors and is the current state-of-the-art regulatory model in Onta
	Regional meteorological data obtained from the MECP website were used within the model, in 
	accordance with the MECP's Guideline A-11 . Terrain information for the site was also obtained from the 
	MECP, in accordance with Guideline A-11, but base elevations for sources within the site reflect the 
	quarry floor. 
	Guideline A-11 refers to the O.Reg. 419/05 Section 2 definition for a point of impingement, namely any 
	location outside of the source property, rather than at specific locations associated with nearby 
	residences. 
	(As noted above) The AOA should include illustrations of predicted impacts at all off-site locations around the quarry. 
	10. Local Emission Sources 
	TT has no comments on this section. 
	11. Background Air Quality 
	The AOA states that: In keeping with common practice, the 90th percentile 1-hour and 24-hour concentrations, and annual average concentrations from the background monitoring data was used in the cumulative effect assessment. This represents the highest background concentration that could 
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	reasonably be expected to coincide with maximum impacts from existing operations in the area and the Upper's Quarry. Table 1 summarizes background data on air quality in the study area. 
	The AOA previously indicated that some activities (such as site clearing and berm construction) have been considered to be temporary activities and were not included in the modelling conducted. It is unclear if the emissions from clearing and berm construction activities on the Quarry site, and from added vehicle activity on the public roads outside of the quarry property resulting from quarry activity have been included in the assessment of background concentrations. 
	The AOA should clarify if temporary construction activities could occur concurrently with quarry operations, and if so, should include emissions from those activities in either the background air quality assessment, or the assessment of quarry emissions. 
	Since the AQA is considering background concentrations (i.e. concentrations from off-site sources),the AOA should clarify if quarry related increases to off-site emission sources (such as fugitive dust from heavy truck travel on the road into the quarry) could contribute to increased background air contaminant levels in the vicinity of the quarry which would not otherwise be captured in the modelling conducted for sources within the quarry property itself. 
	12. Chemical Reactions Among Contaminants 
	TT has no comments on this section. 
	13. Uncertainties 
	The AOA states that: Oust emissions are highly variable, as they are potentially influenced by many factors. The manner in which the emissions disperse into the surrounding environment is influenced by a large number of factors. The techniques used to model emissions and dispersion cannot accurately account for all the relevant factors. 
	To compensate for this inaccuracy, the analysis was designed to estimate impacts under worst-case 
	weather and considering maximum opwating conditions for every day of the peak operating season 
	(March through November, inclusive) of every year considered. Operations during the months of 
	December through February were assessed at a lower production level. Based on these compensating 
	features of the analysis, it can be safely assumed that the actual impacts at the site, with the assumed 
	mitigation measures in place, will be Jess than what has been predicted. 
	Many air standards are based on worst-case conditions in any individual day, hour, or shorter timeframe. The consideration of "worst-case" emissions and weather conditions is a typical requirement for air emissions modelling in Ontario, rather than an additional compensation to correct for uncertainty in data . 
	The Calculations illustrated in Appendix A are noted as being based on the US EPA's AP-42 Compilation of Air Emission Factors, sections 11 .9 (Coal Mining) and 13.3 (Explosives Detonation). 
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	As noted in Table 13.3-1 of AP-42, the Emission Factor Rating for explosives detonation is D, or "Marginal/ Uncertain Data Quality" as described in the MECP's Guideline A-10. 
	As noted in Table 11.9-2 of AP-42, the Emission Factor Rating for explosives detonation at western coal mines is C ("Average") to D ("Marginal/ Uncertain"). Additionally, the emissions from blasting at a coal mine may not be directly analogous to the emissions from the proposed quarry. 
	As noted in the MECP's Guideline A-10, "Where the maximum POI concentration from the facility is less than 10% of the ministry POI Limit, emission rate estimates of Marginal or Uncertain Data Quality, may be adequate." As noted in Table 2 of the AOA, a number of receptors are subject to contaminant impacts greater than 10% of the applicable criteria. 
	The AOA should include an assessment of data quality and uncertainty for all sources as described in M ECP Guideline A-10. 
	14. Results 
	The AOA states that: The results of the dispersion modelling assessment for aggregate extraction are 
	provided in Table 2 through Table 5. The analysis shows that with appropriate controls on the haul 
	routes, compliance with the relevant criteria can be achieved at all offsite receptors based on modelled 
	emissions of sources. 
	However, with the addition of background concentrations to benzo(a)pyrene, this contaminant exceeds 
	the AAOC even without emissions from the facility. This is due to the ambient background levels 
	throughout most of Ontario already being above the AAOC. The incremental impacts due to facility 
	emissions are low, resulting in an incremental increase of Jess than 2% over the annual average 
	background levels. 
	As noted above, because the AOA includes an assessment of background air quality, the modelling conducted as part of the AOA should be updated to include contributions to background air contaminants resulting from activities associated with the quarry but not assessed as direct emissions from the quarry. 
	As noted above, reporting of results should include an illustration of the air quality impacts from quarry 
	operations at all points surrounding the quarry, in accordance with the 0.Reg. 419/05 definition of a point 
	of impingement, rather than at short list of individual locations. 
	15. Recommendations 
	The AOA states that: The proposed Upper's Quarry must operate in accordance with the operating 
	standards pertaining to dust outlined in section 0. 12 (2) Ontario Regulation 244/97, which include: 
	The licensee or permittee shall apply water or another provincially approved dust suppressant to internal haul roads and processing areas, as necessary to mitigate dust, if the pit or quarry is located within 1,000 metres of a sensitive receptor. The licensee or permittee shall equip any processing equipment that creates dust with dust suppressing or collection devices if it is located within 300 metres of a sensitive receptor. 
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	The licensee or permittee shall obtain an environmental compliance approval under the Environmental Protection Act where required to carry out operations at the pit or quarry. 
	Furthermore, this assessment is based on the following recommendation, which is to be included on the Site Plans: 
	The site will operate in accordance with the Best Management Practices Plan (BMPP) for Fugitive Dust Emissions, which may be amended from time to time, considering actual impacts and operational considerations. The recommendations in the BMPP are based on the maximum daily production rates. At lower production rates, the control measures specified in the BMPP can be reduced accordingly, provided dust remains mitigated on site. 
	The AOA should discuss recommendations beyond simply reiterating regulatory requirements, such as: 
	The AOA should discuss the status of the required Environmental Compliance Approval (has the application been submitted, when/where will the application be open for public comment, etc) 
	16. Recommended Management Practices 
	The AOA states that RWDI recommends the following mitigation measures be incorporated into the BMPP: 
	Blasting operations occurring within 300 m of a residential receptor shall have a blast area not exceeding 200 min area. Aggregate extraction, processing and shipping does not exceed 9,000 tonnes per day. 
	Section 8 of the AOA states that Mitigation measures recommended in this assessment are incorporated into a BMPP for dust for the site. The emission estimates account for the effect of these dust mitigation measures, such as watering of haul roads, and use of spray bars on processing equipment. 
	Section 16 of the AOA should provide a fu ll list of the mitigation measures assumed in the calculations performed as part of the AOA. 
	In addition to measures assumed for the purpose of calculations, the AOA should refer to the MECP's Technical Bulletin MANAGEMENT APPROACHES FOR INDUSTRIAL FUGITIVE DUST SOURCES. 
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	The AOA should specifically identify the conditions under which each element of the BMPP should be implemented, and under what specific conditions these measures can be reduced, as described in section 15 of the AOA. 
	The AOA should provide recommendations regarding the implementation of training and record keeping associated with the BMPP, so that the quarry's compliance with the BMPP can be verified. 
	As noted in the MECP's Guideline A-10, a BMPP alone is not sufficient to address fugitive dust emissions that include metals or other contaminants with health based standards (such as silica). These contaminants must be assessed in detail as part of an ESDM report. 
	17. Concluding Remarks 
	We trust that these general recommendations meet the needs of the current phase of the design. 
	Please do not hesitate to contact us if there are any questions. 
	Yours Truly, Thornton Tomasetti 
	Robert Fuller, P.Eng. Project Engineer 
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	RE: TECHNICAL REVIEW UPPER'$ QUARRY, TRAFFIC IMPACT STUDY -FINAL OCTOBER 2021 PREPARED BY THE MUNICIPAL INFRASTRUCTURE GROUP LTD. 
	The purpose of this letter is to document the technical review of the Traffic Impact Study for the proposed Upper's Quarry, dated October 2021, which was prepared by The Municipal Infrastructure Group Ltd. (the consultant). The review considers the consultant's methodology and assumptions related to the Traffic Impact Study (the study), and the information presented in the report as related to its conclusions and recommendations. 
	The proposed Upper's Quarry (subject site) is in the City of Niagara Falls (Niagara Region) on lands south of Beaverdams Road, north of an existing Hydro Corridor and east of Thorold Townline Road. Extracted aggregate and recycled aggregate will be limited to 1,800,000 tonnes per annum. 
	Vehicle access is proposed from Upper's Lane with traffic directed towards Thorold Townline Road. Two Haul Route options are detailed in the study. Route 1 directs quarry traffic (excluding light vehicles) north along Thorold Townline Road to market. Route 2 directs quarry traffic (excluding light vehicles) south along Thorold Townline Road to Lundy's Lane (Highway 
	20) then north along Davis Road to market. 
	Haul Route Option 1 is identified as the recommended route, subject to approval and a future assessment of road improvements required to accommodate truck traffic. 
	Detailed Commentary 
	The following points provide the detailed technical review of the Traffic Impact Study (TIS). 
	Numbering is provided for ease of reference and is not intended to indicate priority or 
	importance. 
	~
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	Lundy's Lane (Highway 20) is under the MTO's jurisdiction and is part of Haul Route 2. 
	The MTO TIS guidelines require three horizon years to be assessed. The review 
	agencies may require an additional horizon year to complete their review of the study. 
	The analysis periods are appropriate for assessing the site's impact. 
	10.Background traffic forecasts include traffic generated by the Rolling Meadows subdivision and the employment lands on the west side of Thorold Townline Road. The source for the Rolling Meadows Development traffic study is not provided and the accuracy of the assumptions can not be confirmed. 
	11. Additional development applications may need to be included in the assessment. Background developments and assumptions are typically confirmed through consultation with the review agencies, which may not have occurred . 
	12.The consultant made adjustments to the Rolling Meadows site traffic to address capacity issues at "Davis Road and Thorold Townline at Thorold Stone Road." The appropriateness of these adjustments should be reviewed by the road authorities. 
	The 11th Edition of the ITE Trip Generation Manual was released in September 2021 . At the time of writing the study, the 10th Edition was likely the most current and available version of the manual. The study and any supplementary studies should rely on the most current version of the ITE trip generation manual. 
	The identified background developments (Rolling Meadows Secondary Plan area and Employment lands) results in traffic increases of 4-5% per annum . The consultant has not applied a generalized growth rate to account for increases in traffic. A generalized growth rate is used in most studies to account for growth in traffic unrelated to nearby 
	approved or instream developments. As the study's terms of reference can not be 
	verified, this approach should be reviewed with the road authorities. 
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	15. The subject site's trip generation is estimated using a first principal approach . The trip estimates appear to be reasonable, with the assumptions used to produce estimate provided by Walker Aggregates. 
	The quarry is forecast to generate approximately 47 aggregate and 11 asphalt (truck 
	trips) per hour and approximately 11 employee trips (light vehicles) per hour. This 
	estimate includes a factor to account for peaking and is likely a conservatively high 
	estimate. 
	A comparison of existing WBQ quarry trips should be provided to confirm the accuracy of the first principals estimate. 
	16.Operational analysis contained in the study uses the Highway Capacity Manual (HCM) 2000 techniques within the Synchro Version 10 Software package. Synchro Version 11 was released in November 2019. The study and any supplementary studies should rely on the most current version of Synchro software, although the HCM 2000 capacity results are not expected to change. 
	17. Synchro model calibration used default Synchro 10 saturation flow rate (1900 vphpl) and peak hour factors derived from the count data. The saturation flow rate used is not inline with Niagara Region standards (1750 vphpl). The capacity results for signalized intersection will be affected. I 
	l
	18. The operational analysis contained in the study is for Haul Route 1 only. No operational analysis for Haul Route 2 is provided. The operational analysis outlines minor capacity issues at the study area intersections. 
	To address the significant delays and capacity constraints forecast to occur at the Thorold Townline Road intersection with Lundy's Lane a southbound right-turn lane may be required . It is recommended that the intersection be monitored to determine the need for any traffic control improvements (signal timing adjustments) or geometric improvements. 
	The summarized operations for the intersection notes delays in the LOS E range for the northbound approach under the forecast Year 2025 background horizon with a v/c ratio of 0.83. The summarized capacity analysis appears to assume the signal is in place 
	~
	Pa,ad;gm TcaosportaUoo Sol"Uoos Umded I Page 4 
	under total traffic conditions as the LOS is reduced from E to C. The impacts of site 
	generated traffic may be understated as the operational analysis assumes the 
	intersection is signalized prior to the introduction of site generated traffic. Total traffic 
	operations under the existing all-way stop control is not provided . This does not allow 
	for a fair assessment of site traffic impacts on the intersection. 
	Quarry traffic is expected to increase the northbound queue length on Thorold Townline Road by approximately 285 metres under the forecast Year 2035 horizon during the PM peak hour (total queue length of 540 m). In addition to traffic control improvements, geometric improvements to the intersection should be considered to mitigate the extensive queuing caused by site generated traffic. Additional analysis should be conducted to identify the impacts of site traffic on the intersection. 
	Auxiliary left-turn lane warrants have not been assessed within the study. The need for an auxiliary turn lane rather than a by-pass lane should be reviewed. The improvements at the Upper's Lane intersection should be implemented prior to the opening of the quarry. 
	23.A desktop review of driver sightlines was completed for the Upper's Lane intersection with Thorold Townline Road. The rolling terrain along Thorold Townline Road may restrict or reduce driver sightlines. A field investigation should be conducted or a survey drawing of Thorold Townline Road should be obtained to confirm the available sight distances are not negatively impacted by the vertical curvature of Thorold Town line Road . Any mitigation measures need to allow for appropriate sight distances should
	24. The Operational Plans for the quarry, which are contained in Appendix A, illustrates two quarry driveways to Upper's Lane. The study does not assess the operation of these intersections or forecast the amount of traffic using these driveways. Clarification on material will be transported over the Upper's Lane road allowance should be provided. 
	The Operational Plans show that the Mid Extraction Area will require the crossing over an unopened road allowance. If the crossing over the road allowance is not grated traffic operations will enter exit the South Extraction area from Thorold Townline Road. 
	A entrance to the South Extraction has not been assessed as part of this study. Additional geometric improvements may be along Thorold Town line Road if the South Extraction area requires access via Thorold Townline Road 
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	Conclusions 
	A summary of the conclusions of the technical review is presented in the following table: 
	Proposed Development 
	Key Points 
	Actions Required 
	The proposed Upper's Quarry is expected to have an annual extraction limit of 1.8 million tonnes of aggregate and 400,000 tonnes of asphalt. Vehicle access is proposed from Upper's Lane. 
	Two Haul Route options are detailed in the study with Haul Route Option 1 being the recommended route, subject to approval and a future assessment of road improvements required to accommodate truck traffic. 
	Haul Route 1 directs quarry traffic (excluding light vehicles) north along Thorold Townline Road to market. 
	There is no record of pre-consultation provided in the report with the review agencies to establish an agreed-to scope (that is, study area, analysis time periods, horizon years and traffic forecasting for known background developments, etc.) 
	The study assesses the traffic impacts of site generated traffic for only Haul Route 1. The recommended haul route crosses a waterway south of the Beaverdams Road intersection. Improvements to the crossing may be needed to support heavy truck traffic associated with the subject site. The nature of these upgrades should be explored in pursuing the recommended Haul Route 1. 
	While the traffic study provides a description of Haul Route 2, it has not assessed the impacts of site generated traffic on the study area 
	intersections for that scenario. 
	A geotechnical review of Thorold Townline Road between Beaverdams Road and Upper's Lane be completed to determine if Haul Route 1 is feasible and that the identified improvements can be accommodated. 
	If Haul Route 2 is to be considered, the study should be updated to provide a technical analysis of Haul Route 2. 
	The remedial measures outlined in the study or subsequent studies are to be reviewed by the road authorities and a plan for implementation is to be established . 
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	If you have any questions or comments, please contact the undersigned. Yours truly, 
	PARADIGM TRANSPORTATION SOLUTIONS LIMITED 
	:fr/lC-f-~ 
	Scott Catton, C.E.T. Stew Elkins, B.E.S. 
	Senior Project Manager, Associate Vice President and CRO, Principal 
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