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1 Introduction

Waste Management of Canada (WM) has retained FOTENN Consultants Inc. to prepare a
Planning Rationale in support of a Site Plan Control application for the West Carleton
Environmental Centre (WCEC). The WCEC is located on the lands municipally known as
2301 to 2437 Carp Road (odd numbers only) and 512 William Mooney Road in Ottawa
(the ésubj eastdentifia dith Figuje 1 .

The City of Ottawa approved By  -law 2014 -276 on July 9 ™, 2014, which rezoned the
subject lands to Rural Heavy Industrial Exception Holding (RH[787r] -h). A Holding Zone
was assigned to the lands, which is eligible to be lifted upon Site Plan Control approval.

The purpose of the rezoning and this Site Plan Control application is to permit an
expansion to the existing waste disposal fac ility, including a new landfill footprint. The
plans for the site also include a minor expansion to the existing waste processing and
transfer facility, as well as a minor reconfiguration of existing buildings and infrastructure.

The submitted Site Plan Control application is the final planning permission required in
order to proceed with the development of the site.
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Figure I Location map
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2 Background

In response to increased demand for its services, Waste Management requires an
expansion of the West Carleton Environmental Centre. The facility is located on the west

side of Carp Road, immediately north of Highway 417. The proposed development on the
sub ject lands includes a  new landfill footprint north of the existing landfill, as well as the
reconfiguration of associated buildings and infrastructure.

Waste Management initiated an Environmental Assessment (EA) for the proposed new
landfill footprint , which was approved by the Minister of the Environment (now Minister

of the Environment and Climate Change) on September 6, 2013. The approved EA
contains a rationale and demonstrates the need for new waste disposal capacity for
industrial, commercial and indu  strial (IC&I) waste in the region.

Following acceptance of the EA, Waste Management submitted a Zoning By -law
Amendment application for the WCEC expansion area. City of Ottawa Council approved
By-law 2014 -276 on July 9 ™, 2014, which rezoned the subject lands to Rural Heavy
Industrial Exception Holding (RH[787r] -h). A Holding Zone was assigned to the lands,
which is eligible to be lifted upon Site Plan Control approval.

Since the approval of the Zoning By  -law Amendment, Waste Management has submitted
an Environmental Compliance Approval (ECA) application to the Ministry of the
Environment and Climate Change. Comments on the ECA application have been received
and final approval from the Ministry is pending.

This Site Plan Control application seeks City of O ttawa approval for detailed designs
related to the entire WCEC site. A series of location -specific Site Plan Agreements
currently apply to the site, including:

1 An agreement for the Waste Transfer Facility (2011);

1 An agreement for the Leachate Treatment Fac ility (2011);

1 An agreement for the Gas -to -Energy Facility (2007);

1 An agreement to extend municipal water supply to the property (1988); and

1 An agreement for a building, details unknown (1988).
City of Ottawa Staff ha s stipulated that the Site Plan Agreemen t for the expanded site
shall encompass the entire WCEC facility, effectively replac ing the above agreements.
The submitted materials are prepared to apply to the entire WCEC facility. The
Agreement will also apply to lands between the WCEC facility and Ri chardson Side Road

to include areas that will feature landscape screening.

2.1 Public Consultation

Waste Management and its partners have consulted extensively with members of the
community surrounding the WCEC as an essential component of each application. Pu blic
consultation requirements were met, and exceeded, throughout the Environmental
Assessment, Zoning By -law Amendment, and Environmental Compliance Approval
processes. Numerous open houses and public meetings have been held, providing a

forum for questio ns and concerns to be raised from community members. Waste
Management, experts from the project team, and City Staff have been available at these

events, and through correspondence, to clarify approvals processes and inform the
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public about proposals for d evelopment on the subject lands. Surrounding Ward
Councillors have also been directly involved at several events and have responded to
inquiries from community members.

2.2 Subject Lands

The subject lands are located near the intersection of Carp Road and Hig hway 417 , south
of the Village of Carp. The lands comprise an assembly of parcels known municipally as
2301 to 243 7 Carp Road and 512 William Mooney Road.  The lands municipally known as
2485 Carp Road are also included in the Site Plan area to include land s that will feature
landscape elements for visual screening. The assembled lot has frontage on Carp Road to

the east and William Mooney Road to the west. The subject lands total approximately 175
hectares in area , with the additional lands between the WCEC facility and Richardson
Side Road totaling approximately 40 hectares.

The majority of the surrounding lands are used for aggregate pits and quarries,
agriculture, and wooded areas. Some neighbouring properties are developed with
residential uses and active livesto ck operations. Industrial parks are located to the north

and south of the subject lands, including the Cardevco -West Hunt Industrial Area north
of Richardson Side Road and the A.G. Reed Industrial Park south of Highway 417. Lands

on the east side of Carp Road are used primarily for quarrying and associated industrial
activities. A park -and-ride and other light industrial uses are also located south of
Highway 417.

3 Proposed Development
The Site Plan Control application is designed to encompass the existing WCEC facility, as
well as a proposed expansion to the north.

Figure 2: The existing WCEC landfill has been capped.

FOTENN ::an besion
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Existing Development

The WCEC facility features a capped landfill extending lengthwise between Carp Road
and William Mooney Road , as shown in Figure 2 . Road access is provided from Carp
Road, along with parking facilities and a truck scale. An office building adjacent to the
parking area accommodates administration staff and provides a point of contact for
visitors.

A gas -to -energy facility and a flare and blower building are located at the southeast area

of the facility. The gas-to-energy facilty processes gases from the la ndfill (Figure 3) ,
providing energy to the electrical grid, while the flare and blower building removes
excess gases. A poplar grove is located on the east side of the facility to process landfill

leachate. A recycling facility is located at the southwest portion of the facility, providing

tipping areas for  construction and demolition materials. A maintenance and storage
garage is located near the recycling facility.

Access roads run throughout the facility to provide vehicular access to pertinent
locations. Access and egress to the site are provided from Carp Road on the east side of
the facility and William Mooney Road on the west side of the facility.

Surface runoff is collected in two (2) stormwater management ponds. One pond is
located along the south edge of the facility, while the other is situated immediately north
of the existi ng landfill in the centre of the site.

Figure 3: The CEC gas-to -energy facility

Proposed Development
The proposed development is permitted by the  Rural Heavy Industrial Exception Zone
Holding (RH[787r] -h) that applies on the subject lands . Specifically, a new landfill

FOTENN ’LANN |r\<, | 223 McLeod Street t. 613.730.5709 www.fotenn.com
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footprint is proposed to the immediate north of the existing landfill. Other uses and
infrastructure on the site are proposed to be added or reconfigured

A new landfill footprint is proposed to the north of the existing capped landfill. The new
facility will be designed to provide up to 6.5 million cubic metres (m %) of disposal
capacity and will reach a maximum height of approximately 33 metres. The total area of
the new landfill footprint is 37.8 h ect ares.

The landfill footprint is proposed to be set back approximately 365 metres from Carp
Road and 118 metres from William Mooney Road. A buffer is also maintained between the
toe of slope of the existing landfill and proposed new landfill, thus allowing sufficient area
for a new waste haul road to the new landfill , and for general maintenance and
monitoring . The haul road is proposed to access the waste mound from the south side of
the new landfill. The 118 metre buffer between William Mooney Road and the proposed
landfill footprint will retain portions of the existing wooded area and new plantings will

be introduced along the portion of the buffer that is currently cropland.

The primary entrance from Carp Road is proposed to be relocated to the north to
facilitate access to the new proposed facilities. A widening of Carp Road and associated
modifications will ensure that traffic circulates safely and efficiently around the new
entrance.

New access roads are propos ed to connect to the existing access road network. All
major destinations within the WCEC facility will be accessible from the access road
network . The existing weigh scale and attendant booth are proposed to be relocated to

the north to connect with the n ew access road. A new kiosk and mini  -transfer area is also
proposed near the main entrance.

Two (2) existing buildings on t he current Laurys ewilésretdinedforhnen pr op
re-use. The current retail office/showroom building (726 m %) is proposed to be used as

administrative offices, and the large industrial building (4,878 m?) is anticipated to be

used for equipment storage/maintenance or waste diversion activities in the future .

These buildings will be accessed via a s eparate driveway from Carp R  oad, and the

existing parking facilities are sufficient for the anticipated uses.

The existing concrete pad adjacent to the waste transfer building at the southwest area
of the WCEC site is proposed to be expanded to accommodate a new cardboard storage
facility. The bins on the existing pad are proposed to be relocated to the north adjacent

to the waste transfer building. The expanded pad would be enclosed for weather
protection. A photograph of the existing concrete pad is sh own as Figure 4.

FOTENN zean oesicr
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Figure 4: EXxisting concrete pad at waste transfer facility

New stormwater management ponds and infiltration basins are proposed at the
northeast corner of the subject lands to ensure adequate flow and quality of surface
drainage. The ponds and basins will be surrounding by landscaping to ensure visual
screening and erosion control.

The existing poplar irrigation grove is proposed to remain. Four (4) additional poplar
irrigation areas are proposed to the north and northwest of the existing groves to
accommodate the increased volume of leachate from the new landfill operations.

The existing wetland and stormwater management pond at the south end of the subject
lands is proposed to be retained.

New landscaping will be provided throughout the subject lands, particularly around the
perimeter of the facility. Significant portions of the existing vegetation will be retained

and supplemented as required. New plantings will be configured in natural arrangements

and will consist of native species, in cluding a variety of coniferous and deciduous trees.

Figures 5 and 6, respe ctively, show the north and south portions of the proposed WCEC
facility .

FOTEN PLANNING & 223 McLeod Street t. 613.730.5709 www.fotenn.com
URBAN DESIGN Ottawa, ON K2P 0Z8 f. 613.730.1136



Site Plan Control Application | WCEC (Waste Management) | September 2015 |

—--—--—--—mm-_--—--“—-w—--—.—-—--— ‘r

&

Figure 5: Proposed site plan (north)
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Figure 6: Proposed site plan (south)
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4 Policy Framework

4.1 Provincial Policy Statement (2014)
The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the
Planning Act and in effect since  April 30, 2014 , provides direction on matters of

provincial interest related to land use planning and development. The Planning Act
requir e s t hat decisions affecting pl anning matters €
statements issued under the Act. The following policies of the PPS are applicable to this

development proposal

1.1 &Managing and Directing Land Use to Achieve Efficient Developme nt and Land Use
Patterns

Healthy, liveable and safe communities are sustained by:

a) Promoting efficient development and land use patterns which sustain the financial
well -being of the Province and municipalities over the long term;

C) Avoiding development an  d land use patterns which may cause environmental or
public health and safety concerns;

e) Promoting cost -effective development standards to minimize land consumption
and servicing costs;

o)) Ensuring that necessary infrastructure, electricity generation fa cilities and
transmission and distribution systems, and public service facilities are or will be
available to meet current and projected needs.

1.1.2 Sufficient land shall be made available to accommodate an appropriate range and
mix of land uses to meet p  rojected needs for a time horizon of up to 20 years....
Nothing in policy 1.2.2 limits the planning for infrastructure and public service
facilities beyond a 20  -year time horizon.

1.2.6 z&Land Use Compatibility

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

1.6.1zInfrastructure and Public Service Facilities

1.6.1 Planning for infrastructure, electricity generation facilities and transmission and
distribution systems, and public service f acilities shall be coordinated and
integrated with land use planning so that they are:

b. Available to meet current and projected needs.

FOTENN zean oesicr
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1.6.10 Waste Management

1.6.8.1 Waste management systems need to be provided that are of an appropriate size
and type to accommodate present and future requirements, and facilitate,
encourage and promote reduction, reuse and recycling objectives. Planning
authorities should consider the implications of development and land use patterns
on waste generation, management and diversion. Waste management systems
shall be located and designed in accordance with provincial legislation and
standards.

1.7aelong - Term Economic Prosperity

1.7.1. Long-term economic prosperity should be supported by:

b) optimizing the long -term availab ility and use of land, resources, infrastructure,
electricity generation facilities and transmission and distribution systems and public
service facilities;

The proposed developme nt is consistent with the  Provincial Policy Statement (2014 ) for
the followin g reasons:

1 The approved EA for the proposed landfill addresses the need for the facility,
including a rationale for the size and type of the facility;

1 The approved EA addresses environmental, public health and safety concerns;

1 The landfill and associated  activities will be designed in accordance will provincial
legislation and standards and in accordance with the conditions of the approved
EA;

9 The facility ensures there is landfill disposal capacity to minimize the shipment of
waste outside the region;

1 The location of the proposed landfill footprint is immediately north of the existing
landfill and associated infrastructure thus minimizing land consumption and
promoting efficient development;

1 The location of the proposed landfill adjacent to the West Ca rleton Environmental
Centre facilitates and promotes the diversion of waste. ; and
1 The location of the proposed landfill site is distanced from other uses and is

appropriately buffered in order to prevent adverse effects.

4.2 City of Ottawa Official Plan (200 3)
In 2013, the City of Ottawa reviewed its Official Plan, resulting in numerous changes to

policy references and land use designations. The Ministry of Municipal Affairs and
Housing issued approval of Official Plan Amendment (OPA) 150 in April 2014, but t he
Amendment is currently under appeal before the Ontario Municipal Board (OMB). Until
the OMB renders its decision, the current policies of the City of Ottawa Official Plan

2003, Consolidated May 2013 remain in full force and effect. Although under appeal , the

new policies in OPA 150 relevant to the proposed development have been considered as

FOTENN zean oesicr
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the intended direction of City Council. Policies from the Official Plan  that are copied into
this document are italicized. New policy wording from OPA 150 is shown i n blue.

The subject lands are designated on Schedule A of the Official Plan as Carp Road
Corridor Rural Employment Area , with a Solid Waste Disposal Site  symbol over the
WCEC. A portion of the subject lands are also designated Sand and Gravel Resource

Area , although the mineral resources on these lands have been fully extracted. An extract
from Official Plan Schedule A is shown below a s Figure 7.

) _N 3 4 !

' N \ Land Use Designations
N T Y g City of Ottawa Official Plan

Subject Site

Agricultural Resource Area
General Rural Area

Rural Natural Features Area
Limestone Resource Area

Sand and Grave! Resource Area
Significant Wetland

Natural Environment Area

Carp Road Corridor Rural
Employment Area

Carp Airport

Enterprise Area

Mixed Use Centre

Major Open Space

Urban Natural Features
Solid Waste Disposal Site

\\
T T R

9 z _t‘r SR\
ATA S <N

7 1. -~
Figure 7: Extract from Official Plan Schedule A: Rural Policy

Section 2 of the Official Plan provides Strategic Directions for growth and development
within the City. Particularly relevant policies in this section of the Plan address
employment. Policy 32 of Section 2.2 states:

32. The City will plan for, protect an d preserve lands for current and future
employment uses and will discourage the removal of employment lands for
other purposes. For the purposes of this policy, as well as policies 33 and 34
below, employment lands include Employment Areas and Enterprise Areas
designated on Schedule B, and Industrial Areas that are designated in
secondary plans for villages and land designated on Schedule A as the Carp

FOTEN PLANNING & 223 McLeod Street t. 613.730.5709 www.fotenn.com
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Road Corridor Rural Employment Area. Employment  uses are those
described in Section 3.6.5 of this Plan.

The proposed development is for employment uses of the land. The lands to be rezoned

are designated /ndustria/ in the Carp Road Corridor Community Design Plan . The

proposed use is consistent with the intended employment uses of the land , defined in

Section 3.6.5 as éeénoxious industrial uses that i mpc
nearby and require a buffer between these and ot her

Section 3.8 aeSolid Waste Disposal Sites

The Official Plan identifies landfills as Solid Waste Disposal Sites , as indicated by the

black circle symbol on Schedule A of the Official Plan . The Solid Waste Disposal Site
symbol does not determine the boundaries of the landfill site; the physical extent of a
landfill site is to be regulated through the Z oning By -law. A Zoning By -law Amendment

(2014 -276) to permit an expansion of the Solid Waste Disposal Site  was approved by
Council in July 2014.

Policies 6 to 8 address compatibility of new development proposals in the vicinity of an

existing waste disposa | site, requiring a study to demonstrate compatibility with th e site.
Studies must be undertaken by qualified professionals, must conform to Official Plan

policies, must be consistent with provincial regulations, and must address the potential

for various impacts. Policy 8 lists specific compatible uses that do not require supporting

studies. The Zoning By -law Amendment application propose d to expand the existing site

by adding an additional landfill footprint. As such, the application was categorized as an
expansion to the existing site , not a development proposal on adjacent lands
Consequently, Policies 6, 7, and 8 of Section 3.8  are not applicable to the application.

The proposed landfill expansion conforms to the Official Plan policies of the Solid Waste
Disposal Sites land use designation for the following reasons:

1 The existing Solid Waste Disposal Site  is designated on Schedule A of the Official
Plan and this development proposal is an expansion to this Site ;

9 The proposed landfill expansion on the lands to be rezoned is subject to an
approved EA completed under the Environmental Assessment Act
1 As an expansion to the existing waste disposal site, the proposed development is
not considered eadjacent devel opment . é It wi ||

functioning of the site, and is designed to be compatible with the existing facility.
Therefore, a compatibility study as per Policies 6, 7, and 8 is not required;

9 Existing wooded areas will be retained and new landscaping is introduced on the
lands to b e rezoned in order to provide appropriate visual screening of the landfill
from public view;

1 No new land uses are proposed within 30 metres of the fill area of the existing
landfill on the adjacent lands.

FOTENN (zean esion
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Section 3.7.5 of the Official Plan establishes pol icies for the Carp Road Corridor Rural
Employment Area . The designation was brought into the Official Plan in 2004 to
implement the policies of the Carp Road Corridor Community Design Plan (CDP) . The
intent of the designation is to reserve the land for rur al industrial and commercial uses.

All new development applications must conform to the policies in the CDP, and new

industrial development should generally be by way of plans of subdivision or business

parks.

The proposed landfill expansion conforms to the policies of the  Carp Road Corridor Rural
Employment Area  designation for the following reasons:

1 The proposed development is a rural industrial use;

1 The proposed development conforms to the policies of the Carp Road Corridor
CDP (described in sectiont o follow);

1 While the policies encourage new employment uses to develop by way of plans of
subdivision or in business parks, the proposed landfill expansion is not part of, nor
is it desirable to be part of, a plan of subdivision or business park due to its large
scale nature.

Section 3.7.4 establishes policies for the Sand and Gravel Resource Area  designation.
This designation applies to a portion of the subject lands, but the mineral resources on

these lands have been fully extracted and the license has b een surrendered. Additionally,

a housekeeping amendment to OPA 150 removed the Sand and Gravel Resource Area

designation from the subject lands, and redesignat ed the lands as Carp Road Corridor
Rural Employment Area.

Policy 14 of Section 3.7.4 states that where sand and gravel mineral resources have been
fully extracted on a property, the property may be used for other purposes without
amendment to the Official Plan.

Section 3.7.4 of the Official Plan also designates certain lands as Limestone Resource
Are a to protect these aggregate resources for future use and to protect aggregate
operations from incompatible activities. The policies of this Section require that new
development within 500m of a Limestone Resource Area  must demonstrate that the
development  will not conflict with future mineral aggregate extraction. A large
Limestone Resource Area  designation is located on the east side of Carp Road within
500m of the subject lands.

As outlined in more detail in the application for Zoning By -law Amendment submitted by
Waste Management in January 2014 (City File Number: D02 -02-14-0015), the proposed
landfill expansion will not conflict with future mineral aggregate extraction. The prop osed

landfill expansio n conforms to the existing and OPA 150 policies for Mineral Aggregate
Resources for the following reasons:

1 The proposed develo pment is not a sensitive land use, but a rural industrial use
that will not conflict with existing or future aggregate extraction activities;

FOTENN zean oesicr
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1 The proposed development is no closer to the quarrying activities than the
existing waste disposal site and no issues concerning compatibility of these uses
have arisen in the past;

1 Enhanced landscaping treatment is being proposed along Carp Road which will
assist in providing buffering and separation between the proposed landfill
expansion and the mineral aggregate operation.

Section 4.8.5 of the City of Ottawa Official Plan establishes policies for  Mine Hazards and
Abando ned Pits and Quarries . The Official Plan contains policies that require
development proposed on or abutting lands affected by Mine Hazards and Abandoned
Pits and Quarries to address and mitigate known or suspected hazards. The Abandon
Pits and Quarries Inv entory was reviewed (January 2014) and it was determined that

there are no former mine sites or abandoned pits and quarries on or adjacent to the

subject site.

As outlined in Section 4.11, the City generally tests the impact and compatibility of
proposed applications. The proposed development has been assessed against the criteria
outlined in Policy 2 of Section 4.11 and found to conform to these criteria. An overview of
how the development application meets each of the relevant criteria in Section 4.11 is
provided below.

a. Traffic. A Transportation Impact Study has been provided in support of the
application that demonstrates that Carp Road can adequately serve the
development. Carp Road is designated as an Arterial Road on Schedule G of the
Official Plan.

b. Vehicular Access: A Transportation Impact Study has been provided in support of
the proposed development which addresses the site access. The new landfill site
entrance will be located off Carp Road, approximately 640 m south of Richardson
Side Ro ad. The entrance roadway leading to the scale facility is approximately
400 m long and will provide truck queuing to avoid any back up on Carp Road.
The entrance to the existing WM facility was deeme d not ideal due to poor sight
lines along Carp Road to th e north, and close proximity to entrances of industrial
operations on the east side of Carp Road. The proposed entrance location
improves sight lines to the north, maintains adequate separation from the
intersection of Richardson Side Road and Carp Road, a nd increases distance from
the intersection of Carp Road and Highway 417. In addition, road modifications are
proposed at the new entrance to ensure safe and efficient vehicle movements.

C. Parking requirements.  The existing parking (77 spaces) provides sufficient on -site
parking, in accordance with the Zoning By -law. The existing parking is located
next to the prop osed administration  office and equipment maintenance building.

f. Lighting. The Site Plan is designed to ensure that lighting will be located and
designed to not tres  pass off the property.

g. Noise & Air Quality: A Noise Study was prepared in support of the EA which found
that the predicted sound levels at 24 specified receptors would be less than 55

dBA (MOE Noise Guideline for Landfills) or within 3 dB of the background noise
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levels. Mitigation measures are proposed to address noise concerns , including
maintenance to keep haul trucks and construction trucks in good working
conditions, noise Best Managem ent P ractices to minimize the potential for noise
levels in excess during normal operations , and efficient traffic flow of on -site
vehicles to ensure that vehicles are moving and are not sitting idle for prolonged

periods of time.

An Air Quality Existing C onditions Report was prepared in support of the
Environmental Assessment , which reviewed combustion emissions, including
oxides of nitrogen and carbon monoxide and particulate emissions. The predicted
concentrations for combustion emissions were predicted to be within compliance
at all 24 specified receptors identified in the Air Quality existing conditions report

for both nitrogen oxides and carbon monoxide. Mitigation measures and Best
Management Practices will be put in place to control emissions for the vehicles
entering the site.

4.3 Carp Road Corridor Community Design Plan (CDP)

The purpose of the CDP is to establish a community -wide land use framework that
reflects the principles, objectives , and policies for community development as directed

by the O fficial Plan. The CDP is not adopted as a secondary plan in the Official Plan.

The subject lands are located within the south -west portion of the CDP. The Light
Industrial Area , Heavy Industrial Area , and Sand and Gravel Resource Area (overlay)
apply to portions of the subject lands, as indica tedin Figure 8.

The CDP stipulates that lands under the Solid Waste Disposal CDP designation are
subject to the Official Plan policies for Solid Waste Disposal Sites . As outlined in the
Official Plan sect ion above, the proposed development is consistent with all Official Plan

policies.
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Subject
Lands

Agricultural Resource Area = Solid Waste Disposal
Marginal Resource Area — Light Industrial Area
Rural Natural Features Area [ Heavy Industrial Area
Limestone Resource Area N Highway Commercial Area
Sand & Gravel Resource Area Convenience Commercial Node
Pt
=3

Open Space Area Deferred Policy Area
Carp Airport Car Pool Lot
Study Area

Carp Road Corridor Rural Employment Area

o /NN

Figure 8: Carp Road Corridor CDP land use schedule

Lands designated Heavy Industrial Area  in the CDP are reserved for heavy industrial uses,
which must be appropriately located and well -designed so as to minimize nuisance or
interference with existing or proposed uses of adjoining lands. The proposed
development is consistent with these polici es, as Solid Waste Disposal Sites are
consistent with the definition of a heavy industrial use. Additionally, the expansion to an
existing site and the significant landscaping proposed along Carp Road to screen and

buffer the development will ensure a minimization of impacts on adjoining lands.

Although a portion of the subject lands are designated Light Industrial Area  in the CDP,
the expansion to the existing landfill requires more land than expected. Lands designated

Light Industrial ~ of a sufficient size for future industrial subdivisions are located north of

the subject lands.

The CDP also includes a set of design guidelines for development in the Carp Road
Corridor. The guidelines include:

FOTEN PLANNING & 223 McLeod Street t. 613.730.5709 www.fotenn.com
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1. Limit access to Carp Road. Internal roads to the subdivis fon should provide
access to Carp Road.

The existing access will be closed in favour of a new access to the proposed landfill
expansion site. The proposed entrance location improves sight lines to the north,
maintains adequate separation from the intersect ion of Richardson Side Road and Carp
Road, and increases distance from the intersection of Carp Road and Highway 417.

2. Locate parking at the rear or side of buildings. Where this is not possible and
parking is required at the front or side of the buildin g a greater setback from the
property line should be required to permit planting to mitigate the effects of the
parking area (e.g. parking screened from view).

Parking is currently provided at the rear and side of the Laurysen buildings on the subject
prop erty. No new parking spaces are being proposed as part of this application.

3. Locate storage and service areas at the rear of buildings except on sites where
the property backs onto Carp Road or the main entry road.

Current storage and service areas are | ocated at the rear of the existing buildings and no
new storages buildings are being provided as part of this development. Landscaping will
be provided along Carp Road to provide buffering of the service areas.

4. Site buildings fronting on Carp Road to face, front , and feature the road
corridor (entry roads and all local roads).

No new buildings are being proposed that will front onto the Carp Road corridor.
11.  Provide for turning lanes where warranted.

Turning lanes are requi red along Carp Road, including northbound and southbound
left turn lanes. All proposed road modifications are detailed in the Traffic Impact
Assessment .

Measures 5 to 10 relate to landscaping on the site. The measures are listed and then
discussed below.

5. Preserve as many trees as possible on the site.

6. Compensate for removal of existing trees by extensive planting in the open
space corridor, entry [ e aditalanéscapecapast e way sé and on

7. Plant trees along the corridor a an informal mix of tre es and shrubs is
preferable, with more coniferous than deciduous species.

8. Provide landscaping at the front of buildings.
9. Use landscaping, decorative fences to screen unsightly uses.

10. Create entry feature (éegatewayssshould or new s
include a sign and landscaping with the name of the development and the park
occupants and enhanced lighting for visibility at night.
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The Landscape Plan submitted with the application responds to these guidelines.
Significant amounts of vegetatio n are proposed to be preserved, particularly along the
north, south, and west edges of the subject lands. Native plantings are proposed along
Carp Road, including a mix of coniferous and deciduous trees. New and preserved
vegetation will function as a visu al screen and buffer around the proposed development.

A collection of prominent vegetation will serve as a gateway feature on the west side of

Carp Road at the south end of the subject lands.

Additional design elements include:

Atmospheric  aeParticulate Ma tter

Particulate matter will be created by the operation due to wind erosion of exposed earth
and emissions generated by vehicles. All these particulates will settle out of the air on the
surrounding lands at various distances from the source (dependant on various criteria

and influences).

The proposed landscape design incorporates new vegetation at v arious locations around
the site which will serve to the particulates in the air by either physical contact or by
disruption of air flows. The vegetation will hold these particulates on its foliage until
precipitation washes them off returning the particul ates to the ground surface.

Environmental Noise

The operation of the landfill site will generate noise. While there are mitigation measures
such as modification to equipment and reduced operation hours to reduce the levels of
noise generated, the implement  ation of vegetative buffers can offer both an audible and
a psychological improvement.

The proposed landscape design incorporates new vegetation growth along the
immediate perimeter of the operation area. In some areas, the width and density of the

vegetat ion will be sufficient to reduce the decibel readings. In other areas, where the
buffers are smaller, the perceived noise level will be reduced.

Surface Water

Surface runoff will be increased by the operation as the landfill landform is capped ,
reducing th e ability of the site as a whole to absorb moisture into the underlying earth.

Also, the steepness of the slopes associated with the landform will increase runoff

erosion. Vegetation is used to stabilize the ground to reduce the impacts of surface
water fl ows and falling precipitation.

The proposed landscape design incorporates vegetative growth in the form of grasses,
shrubs, and trees to create a protective cover on exposed areas around the perimeter of
the operation.

Biology (Aquatic and Terrestrial)

The site is home to a number of wildlife and vegetation species. By introducing additional
vegetation in various conditions such as grasslands, shrub thickets, moist depressions,
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and woodlots, there will be compensation for the loss of vegetation as well as a provision
of new habitat for the resident wildlife. The design will respond to the isolation of

wooded areas and establish linkages for wildlife movement in and around the site in
relative safety.

The proposed landscape design is focused on monitoring a rural character for the
corridor. Further to this, the landscape concept incorporates significant amounts of
vegetation and other landscape elements across the east end of the site to satisfy a
number of requirements , including the creation of a corporate identity for the site, the
screening of the landfill operation and other unsightly views from the road, and the
supplementing of existing trees with new vegetation to create a well -treed rural
landscape.

The proposed landscape design addresses points of o pen visual access by implementing

dense vegetation plantings to close -off direct visual access to the site from any adjacent
property. Along the east end of the site, the landscape design will minimize any view of

the landfill form from the Carp Road corri dor. In an effort to reduce the visual starkness
of the landform upon completion and integrate it with the surrounding landscape, the
proposed landscape design  will incorporate  a vegetation treatment along the east slope.

4.4 City of Ottawa Zoning By  -law 2008 -250

Zoning By -law Amendment 2014 -276 was approved by City of Ottawa Council in July
2014. The by -law rezoned the subject lands to Rural Heavy Industrial Exception Holding
(RH[787r] -h). A Holding Zone was assigned to the lands, which is eligible to be lifted
upon Site Plan Control approval. A zoning map is shown  as Figure 9.

Solid waste disposal facility uses are permitted under Exception 787r, and waste
processing and transfer facilities are permitted in the Rural Heavy Industrial Zone. The
Exception a Iso contains the following provisions:

1 Minimum yard setback for the permitted uses, including any outdoor storage from
the lot lines abutting Carp Road is 50 metres;

1 Minimum yard setback for the permitted uses, including any outdoor storage from
the lot li nes abutting William Mooney Road is 75 metres;

1 Minimum yard setback for the permitted uses, including any outdoor storage from
the north -west property lines abutting the property at 2485 Carp Road is 40
metres;

91 All portions of required yards described abo ve, not covered in driveways and
stormwater management ponds, must be landscaped with soft landscaping; and

T Minimum lot area of 70 hectares.

The proposed development complies with all of the above provisions.
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Figure 9: Zoning map

5 Plans and Supporting Studies

Landscape Plan

AECOM has prepared a Landscape Plan for the Site Plan Control application. Appropriate
landscaping is critical to ensure visual screening of existing and proposed landfill
operations, maintain air quality, pr event erosion, absorb surface water, provide natural
habitat for fauna, dampen any noise impacts, and improve the aesthetics of the site and
its surroundings. The Landscape Plan outlines how these objectives will be achieved on

the subject lands or on adja  cent lands owned by Waste Management.

Significant amounts of vegetation are proposed to be preserved, particularly along the
north, south, and west edges of the subject lands. New plantings are proposed in the
following locations:

1 Along the Carp Road Corridor ;

1 Along the north, east and south sides of the proposed stormwater management
ponds and infiltration basins;

1 Along William Mooney Road, and at the intersection with Richardson Side Road;
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