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Dundas Street and Tremaine Road, City of Burlington

1.0 INTRODUCTION

The Evergreen property is subject of an application for official plan amendment,  rezoning

and plan of subdivision to permit a Mixed Use development in the northwest corner of

Dundas Street and Tremaine Road in the City of Burlington.  As part of the documentation

required to support the planning applications, it is necessary to produce an Aggregate

Impact Study.  

When the Evergreen project was initially brought forward, there were two sites of which

triggered the need for an Aggregate Impact Study.  The first was an ongoing extraction and

brick manufacturing operation operated by Hanson Brick west of Bronte Creek, north of

Dundas Street.  Since that time, the extraction operation at the property has ceased. The

site continues to be used for the manufacturing of bricks and stockpiling of material. 

Therefore, the operations on the property have not been assessed as part of this analysis. 

Potential impacts of this ongoing industrial use on the Hanson Brick site have been fully

documented and assessed by others in a separate report prepared by Valcoustics Canada

Ltd. in a Noise and Vibration Control Feasibility Study and in an Air Quality Assessment

Report prepared by Novus Environmental Inc.

The second operation that was of interest when the Evergreen application was first brought

forward was a then proposed extractive operation on the north side of Highway 407

identified as the Hanson Quarry.  That quarry, now identified as Tansley Quarry, is

operational, with activity beginning on the site in 2007.  As a result, with respect to

extractive operations, the examination of land use compatibility will be limited to the new

Tansley Quarry operation at No. 1 Side Road and Tremaine Road.   

The Evergreen Community is located within the Urban Area within the Region of Halton

Official Plan and City of Burlington Official Plan.  The new extraction operation north of

Highway 407 is within a Rural designation in both the local and Regional planning

documents.  It is important to consider issues of land use compatibility between the

aggregate operation and the residential elements of the proposed Evergreen Community. 

These include potential impacts from the extraction operation on the residential community

itself in terms of noise and air quality.
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2.0 TANSLEY QUARRY

Tansley Quarry includes a 38 hectare site located north of Highway 407, west of Tremaine

Road, and south of No. 1 Sideroad.  The quarry is bounded on the northwest by a rail line

and on the southeast by a Hydro transmission corridor.  Of the total site, an area of 28.9

hectares will be excavated.  The location of the quarry and the limit of the area to be

licensed and the limit of the area to be excavated are shown in Schedule 3.

The operational aspects of the quarry are shown in Schedule 4 of this report which

includes a copy of the Operational Plan.  This identifies the location of the access road to

the quarry from Tremaine Road south of No. 1 Sideroad.  The plan also shows the

direction of excavation beginning in the southwest corner of the property, moving first in

a northerly direction then easterly, circling back toward the initial area of excavation.  A site

visit of the quarry operation was undertaken Friday December 12, 2014 with Mr. Jack

Hewitt, the environmental engineer from Hanson.  At the time of the site visit, it was noted

that excavation of the overburden was being undertaken on the site.  This activity, which

occurs approximately every 3-4 years, precedes the extraction of shale material.  Once the

overburden has been removed, shale is ‘ripped’ with machinery.  There is no blasting on

the site.

From the site visit, it was noted that the southwest corner of the site was excavated to the

southerly and westerly limits of the property to the depth of the water table.  Once the shale

material is removed, it is loaded onto trucks which transport the raw material to the Hanson

Brick factory at 5155 Dundas Street East.  

Based on a licence capacity of 300,000 tons per year, the quarry operation has a lifespan

of approximately 40 years.  Truck activity includes 40-45 trucks per day in each direction. 

It was noted that given load capacity restrictions on the operation because of the condition

of Tremaine Road, trucks are forced to carry half loads.  Once improvements are made to

Tremaine Road, trucks will be able to operate at full capacity.  However, the number of

trucks entering and leaving the site is anticipated to remain the same.
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As noted on the operational plan, a berm has been constructed along the southeast edge

of the property, directly north of the Hydro transmission corridor. With the exception of a

small area left open to accommodate natural water channel, the berm extends from

Tremaine Road to the southwest corner of the property.  

3.0 PLANNING POLICY DOCUMENTS

3.1 Provincial Policy Statement - 2014

The extraction of aggregate resources has been given high priority in terms of land use

considerations in the Province of Ontario.  In Section 2.5.1, the 2014 Provincial Policy

Statement notes:

“ Mineral aggregate resources shall be protected for long term use and, where
Provincial information is available, deposits of aggregate resources shall be
identified.”

Given that the Tansley Quarry is operational and the aggregate resource on the site has

not only been protected but is currently being excavated, this provision of the Provincial

Policy Statement is fulfilled and will not be affected by the current application.

Once established, there is an obligation upon existing quarry operators to undertake

extraction operations in a reasonable manner, in order to mitigate any potential impacts

from their existing or their proposed aggregate operations on surrounding land uses:

“2.5.2.2 Extraction shall be undertaken in a manner which minimizes
social, economic and environmental impacts.”

In addition, once the quarry has been established, the Provincial Policy Statement notes

it is important to protect the ongoing viability of the quarry operation as well as potential

opportunities for their expansion from sources of potential incompatibility.  In this regard,

the Provincial Policy Statement includes the following:
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“2.5.2.4 Mineral aggregate operations shall be protected from
development and activities that would preclude or hinder the
expansion or continued use or which would be incompatible for
reasons for public health, public safety or environmental
impact.”

3.2 Official Plan for the Region of Halton

An amendment to the Regional Plan (OPA No. 38) was adopted by Regional Council on

December 16, 2009 and approved by Minister of Municipal Affairs and Housing on

November 24, 2011. Certain sections of the plan have been appealed to the Board,

including policies related to the aggregate industry.  Since then, parts of OPA No. 38 have

been approved by the Board, including many of the policies relating to mineral aggregate

operations.

The policy themes from the Provincial Policy Statement are picked up in the Regional

Official Plan which contains policies to protect aggregate operations from surrounding

incompatible land uses by noting that it is the policy of the Region.

“107(2) To protect legally existing mineral sggregate operations from
incompatible land uses.”  (Approved 2014-02-18)

“107(3) To ensure that mineral aggregate resource extraction occur in
a manner that minimizes social, environmental and human
health impacts.”  (Approved 2012-02-18)

“110(1) Require the Local Municipalities to adopt Zoning By-laws,
where applicable, to permit the operation of legally existing
mineral aggregate operations in accordance with the The
Aggregate Resources Act and protect them from new land uses
incompatible with such operations for reasons of public health,
public safety, or environmental impact, or which would
preclude or hinder the expansion or continued use of such
operations.”

Similarly, the Regional Plan contains policies to mitigate potential impacts from aggregate

operations on surrounding land uses:
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“110(2) Require that all extraction and accessory operations be
conducted in a manner which minimizes environmental impact
in accordance with Provincial standards and requirements and
Regional and local Official Plan policies.” (Approved 2014-02-
18)

The Regional Official Plan also points to the need to protect existing Mineral Aggregate

Operations from potential incompatibilities:

“111(1) To recognize existing Mineral Aggregate Operations, and
protect them from activities that would preclude or hinder their
continued use or expansion.” (Approved 2014-11-28)

3.3 Official Plan for the City of Burlington

Policies dealing with land use compatibility issues associated with mineral aggregate

resources are found in Part II - Functional Policies of the City of Burlington Official Plan:

“2.12.1(a) To ensure that aggregate extraction is undertaken in a manner
that is consistent with the principles and objectives of
Sustainable Development and protects the quality of life of
residents in the City.”

“2.12.1(d) To protect identified mineral aggregate resources from
incompatible uses in accordance with the Provincial Policy
Statement.”

Further policies dealing with aggregate resources are found in Part IV - Land Use Policies -

Rural Planning Area:

“2.1.2(f) To recognize existing pits and quarries that are licensed under
the applicable legislation, and to provide for the designation of
new Mineral Aggregate Extraction Areas or a new license under
The Aggregate Resources Act which can be accommodated in
accordance with the policies in this Plan.”

The quarry property is designated as Mineral Resource Extraction Area in Schedule C -

Comprehensive Land Use Plan - Rural Planning Area.  Policies providing direction for this

designation are found in Part IV, Section 2.8 of the Plan.  Policies in the City of Burlington 
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Official Plan dealing with potential impacts on aggregate operations are found in Policy

2.8.1(a) in Part IV, Land Use Policies for the Rural Planning Area:

“2.8.1 a) To protect legally existing pits and quarries licensed under The
Aggregate Resources Act from incompatible land uses.”

This policy does not make a distinction between urban and rural uses, however, further

sub-sections specifically target potential impacts in the rural community:

“2.8.1 b) To minimize the potential for incompatibilities between impact
of mineral resource extraction and the rural community.”

4.0 LAND USE COMPATIBILITY

The land use compatibility issues in the Urban and Rural Area are often only considered

within their own context.  That is, urban uses are examined in terms of compatibility with

other urban uses, and similarly, uses in the Rural Area are examined within the context of

their impact on surrounding rural lands.  This is due in part to issues of proximity, i.e. the

further uses are separated, the less chance for incompatibility.  It is also the result of

detailed studies that are normally undertaken to identify and minimize opportunities for

incompatibility whenever urban boundary expansions are considered.

There are occasions where new development within an Urban Area must be examined with

respect to land use compatibility issues affecting activities in the Rural Area.  This exercise

would have been undertaken, for example, with the establishment of the relatively new

Alton community in Burlington to the west, and through the North Oakville Secondary

Planning exercise for lands to the east in Oakville, both of which are adjacent to Rural

Areas, in a manner similar to that of the Evergreen site.

With the introduction of a new mixed use community such as the proposed Evergreen

Community, it is important to assess potential impacts of the residential portion of the new

community on and from potentially incompatible uses.  Other technical studies prepared

by Evergreen to support the development proposal have examined other aspects of land
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use compatibility.  To assist in the assessment of land use compatibility, I have reviewed

studies which have examined noise and vibration (Valcoustics) and air quality (Novus).

This report focuses on the new Tansley Quarry in the Rural Area north of Highway 407

which was approved after the Urban Area of Burlington,  which includes the Evergreen site,

was established.  As a result, the planning exercise which previously established the Urban

designation for the Evergreen lands would not have considered the potential impact of an

extractive operation such as the new Tansley Quarry.  

Prior to the quarry being established, an extensive impact analysis was undertaken by the

proponent in 2003 to confirm that the proposed quarry operation would not have an

adverse impact on land uses in the surrounding area, which include a number of residential

properties.

This report will utilize findings from that earlier exercise.  In addition, results from technical

studies undertaken by Evergreen, which have examined potential impacts since the quarry

use has been established, will be considered in this report.

There are two groupings of impacts to consider.  The first set of impacts deal with the need

to protect aggregate resources and operations from sensitive land uses pursuant to

Section 2.5.1 and 2.5.2.4 of the Provincial Policy Statement, Policies 107(2), 110(1) and

111(1) of the Regional Official Plan, and Policies 2.12.1(d), Part II and 2.8.1(a), Part IV of

the City of Burlington Official Plan.  The second are potential impacts on the residential

component of the proposed Evergreen Community from the quarry operation pursuant to

Section 2.5.2.2 of the Provincial Policy Statement, Policies 107(3) and 110(2) of the

Regional Official Plan, and Policies 2.12.1(a) Part II, and 2.8.1(b) Part IV of the City of

Burlington Official Plan.

4.1 Impacts on Quarry

Given that the quarry use has been licenced and established on the site, there are no

concerns with respect to policies in the Provincial Policy Statement, the Regional Official

Plan, or the Official Plan for the City of Burlington regarding protection of resources for

aggregate use.  In terms of any potential for future expansion, given the presence of
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Highway 407, the rail line to the west and two hydro corridors to the south of the quarry,

any expansion of the quarry operation would have to take place in a location further

removed from the Evergreen site.

The potential for any impacts generated by the ongoing operation of the quarry on the new

Evergreen Community is reviewed in the next section of the report.

4.2 Impacts from Quarry

4.2.1 Historical Technical Review

Potential impacts from the quarry operation include noise, odour, and traffic. The new

Tansley Quarry at 3488 Tremaine Road was subject to review by the City of Burlington, the

Region, as well as a Regional Joint Aggregate Review Team (JART) through applications

for a regional official plan amendment, a local official plan amendment, rezoning and an

amendment to the Parkway Belt regulations. Prior to the establishment of the quarry, a

number of technical studies were prepared to examine potential impact of the new quarry

as part of justification for establishment of an aggregate operation. In the preparation of

this report, consideration was given to those background studies which were completed

a number of years ago for the quarry operation.  They included the following:

& Report on Noise From Proposed Tremaine Quarry, February 2003,

prepared for Canada Brick Ltd. by Rowland J. Andrews, Acoustical

Engineering Ltd.

& Tremaine Quarry Planning Report prepared for Hanson Canada Brick

by McKibbon Wakefield Inc. in association with Solutions, A

Consultancy, February 28, 2002 (the “McKibbon Planning Report”)

& City of Burlington Staff Report PL-133/05 dated November 11, 2005

which recommended approval of an application for an Official Plan

Amendment, Rezoning and Removal of Parkway Belt West Land Use

Regulations to establish the new Hanson Quarry
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& Planning Report PPW114/05 prepared by the Halton Planning

Department dated October 12, 2005 dealing with Hanson Brick

Tremaine Quarry, policies related to Rural Water Servicing

Based on the analysis undertaken in the McKibbon Planning Report, it was concluded that

through the implementation of mitigation measures, the quarry would be compatible with

surrounding farms and rural residences (page 46).  Further, the site plan design and

operation would address any adverse effects on local agriculture and residential uses

(page 53).

In the McKibbon Planning Report, in Section 9.2, the proximity of the City of Burlington

Urban Area was recognized.  In considering this Urban designation, the report stated:

“The Tremaine Quarry Site Plan incorporates the recommendations of several
technical reports including this Planning Report which address potential
effects on planned and existing uses.  Accordingly, we are of the opinion that
the needs of existing and planned uses within the surrounding community
have been appropriately addressed.”

These matters were considered in a City of Burlington Planning Report dated November

11, 2005 which recommended approval of the applications.  Through that review, the

applications were considered by a Joint Agency Review Team (JART), who reviewed all

of the detailed submissions made by Hanson.  Their report concluded:

“It is concluded that the proposed quarry is an appropriate land use for the
subject lands provided the potential well water interference to properties in
the immediate vicinity of this use is mitigated through the provision of a
municipal water service.”

Given the proximity of existing rural residences and a horse operation, a Noise Study was

undertaken and concluded that most people would find the noise from the quarry operation

acceptable.  In order to minimize potential impacts of noise on nearby abutting properties,

the report made recommendations with respect to hours of operation, limitations on the

operations at the quarry, the use of mufflers, and equipment maintenance, as well as

acoustical barriers to minimize potential noise impacts.
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Visual impacts were considered in the McKibbon Planning Report prepared for Hanson

Canada Brick where, in Section 5.5.3 of the report, it was noted: 

“Digital visual simulations created by Novation Design Group were used to
help design landscaping during and after extraction so as to minimize the
exposure of exposed slopes, site operations and berms to off site views.  The
landscape will change during excavation but the Site Plan attempts to ensure
a naturalized open landscape view of the Quarry will be maintained from
major local private and public viewpoints, as much as possible, during
extraction.  These viewpoints are from Tremaine Road (travelling northward
over Highway 407 to the Quarry entrance) and adjoining residences north of
the proposed entrance.”

In addition, it is noted from the Noise Study prepared by Aercoustics Engineering Ltd. for

Canada Brick Limited that extraction will be screened by a berm of 6 metres in height. 

Given that the Evergreen site is lower than the quarry site, the activities within the quarry

will not visible from the Evergreen site.  The realization of this expectation was confirmed

in a site visit to the quarry in December 2014.

From these two reviews, it would not appear that there are any visual impacts from other

public or private locations, including the Evergreen site.

In considering traffic matters, the McKibbon study noted in Section 6.4.2 that:

“The shale transportation pattern to these plants will be simplified and
associated impacts reduced significantly.”

The McKibbon Planning Report identified a number of measures to be undertaken with

respect to the design and operation of the quarry to mitigate impacts on abutting

properties.  These include the following:

& the use of computerized simulations of views from various vantage

points around the quarry in site design to minimize visual impacts

& incorporating recommended noise, dust and water management

mitigation measures
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& utilizing a mixture of standard and special setbacks and berms to

separate the extraction operation from surrounding uses

& commencing extraction operations in the southwest portion of the

property

& engaging in a site rehabilitation process in a progressive fashion to an

open space use

& implementing a monitoring system for well water, dust and noise

& instituting a procedure for the timely resolution of complaints that may

occur

4.2.2 Current Studies

Given that the extraction operation has been in place for a number of years, it is now

possible to assess potential impacts arising from the extraction operation on the new

Evergreen Community.  To that end, a number of technical studies have been undertaken

to assess specific potential impacts.

Potential noise impacts were examined in a Noise Study prepared by Valcoustics Canada

Ltd. on behalf of Evergreen dated July 2015.  In that report, noise from a number of

sources was considered with respect to potential impact on the Evergreen Community,

including the following:

• Road traffic (including Dundas Street, Tremaine Road and Highway 407)

• Future employment lands (Oakville)

• CNR Rail Line

• First Student Bus Facility

• Hanson Brick Manufacturing facility

• Tansley Quarry

• Car wash facility 
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The report recommends a number of mitigation measures of the Evergreen site to deal

with all of the above noise sources.

In dealing specifically with the new Tansley Quarry, the report notes the following:

“A computerized model of the quarry operation was created using operational
and sound source information obtained from Reference 27.  The results of the
modelling indicate that the sound exposure on the Evergreen site would be
less than the daytime ambient sound levels, mainly due to Highway 407. 
Thus, compliance with the applicable sound level limits is concluded and
mitigation measures for this facility are not required.” (page 17)

The report concludes that the Hanson Brick Tansley Quarry together with other existing

stationary sound sources are all expected to comply with applicable MOE sound level limits

at all locations on the Evergreen site and therefore noise mitigation measures are not

required for any of the stationary source facilities.

An Air Quality Study was undertaken by Novus Environmental Inc.  That study examined

the existing extraction operation and determined it to be a Class 2 to Class 3 facility which

was located within 1000 metres of the proposed development.  In their review, Novus

found that potential for impacts on the subject lands from Tansley Quarry was previously

assessed in the report by RWDI (2008) which found that the potential for impacts due to

quarrying activities was low.

Tansley Quarry was subject to a site visit by a representative from Novus.  That visit

confirmed that the quarry activities are moving further away from Evergreen development

and over time represent less of a potential source of impact.

At present, it is noted the significant distance separation from the Evergreen site, together

with Highway 407, creates a significant buffer between the two uses.  The entrance of the

operation, which tends to be a significant source of dust, is more than 600 metres from the

closest portion of the Evergreen Site.  Novus considers this a substantial setback for

particulate emissions.
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The Novus report includes a review of the Environmental Management and Monitoring

Plan that is part of the Operational Plan for the quarry which is filed with the Ministry of

Natural Resources.  This includes provisions for dust mitigation as well as the

implementation of an ongoing monitoring program.  Novus agrees with the findings of the

previous study conducted by RWDI, and based on observations during the site visit,

confirm their position that the existing quarry operation is not expected to have an adverse

effect on the proposed Evergreen development.

4.2.3 Operational Performance

The quarry operation which was subject of the above studies has now been operational for

7 years.  Since that time, from an interview with the quarry operator, it is understood that

the operation has continued in a manner which has been compatible with the surrounding

rural community.  This includes the absence of any complaints or impacts on immediately

abutting residential neighbours.  In addition, the regular ongoing air monitoring program

undertaken by the quarry operation as part of their licensing requirements has confirmed

that the operation has met all of its performance standards with respect to air quality.

Given that there were no anticipated, or subsequently, no actual impacts on residential

dwellings located closer to the quarry operation, it is not expected the quarry would have

any impact on the residential component of the Evergreen Community which is a further

distance away and separated from the quarry by the Highway 407 corridor.  

In reviewing rehabilitation plans of Tansley Quarry, it was determined that the intent is to

rehabilitate the lands in a manner which would create a 17.3 hectare lake which would

include retaining the existing access road, establishing an access trail, as well as allowing

an area for a constructed wetland and upland habitat restoration area (see Schedule 3). 

Maintaining this rehabilitation plan in a natural state as proposed would be compatible with

the residential component of the Evergreen community.  
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5.0 SUMMARY

This report has identified a need to examine potential impacts both to and from the

residential component of the Evergreen Community on the new aggregate extractive

operation by Tansley Quarries north of 407, including noise and air quality.  Given that the

quarry operation has already been established, there are no concerns with meeting policies

in the Provincial Policy Statement, Regional Official Plan, and City of Burlington Official

Plan which prevent potential aggregate resources from being established due to proximity

of incompatible uses as well as those which protect their continued use.

The main focus of this report has been on potential impacts of the extractive operation on

the residential component of the Evergreen mixed use community.  These impacts have

been examined through completion of a number of technical studies undertaken a number

of years ago on behalf of the owner of the Tansley Quarry as part of the approval process

required to assess the quarry site.  These studies were reviewed and accepted by staff at

both the City of Burlington and Region of Halton during that review process. 

While the technical reports prepared by Tremaine focussed primarily on surrounding uses

in the Rural Area, it can be concluded that the mitigation measures designed to ensure

compatibility with immediately surrounding uses would also be effective in mitigating

potential impacts on the Evergreen site at a distance further away from those residential

uses immediately surrounding the quarry site.

In addition to the Tansley Quarry studies and the review by the City and the Region with

respect to their application, the Evergreen consultants also examined potential

incompatibility between the Tansley Quarry development and the residential component

of the Evergreen proposal.  As noted, these studies had the benefit of being able to assess

potential impacts from the actual operation of the site.  Those studies, which examined

matters related to noise and air quality, all concurred that there were no issues of land use

incompatibility between the proposed Evergreen development and the Tansley Quarry. 

Based on these findings, there are no specific mitigation measures recommended to

ensure compatibility between the ongoing operation of the Tansley Quarry and the

Evergreen Community.

FOTHERGILL PLANNING & DEVELOPMENT INC.

62 Daffodil Crescent, Ancaster, Ontario L9K 1E1

Phone: 905-577-1077/Fax: 905-546-0545  edf@nas.net

July 14, 2015 - Page 14

mailto:edf@nas.net


AGGREGATE IMPACT STUDY
Evergreen Community (Burlington) Ltd.

Dundas Street and Tremaine Road, City of Burlington

From a review of policy context, it is clear that the onus for compatibility is shared between

both the quarry operation and the proponent for the Evergreen Community.  Compatibility

issues need to be addressed at the time a new quarry operation is established.  This report

has identified a history of review that was undertaken to establish the quarry.  All of the

studies and the comprehensive review undertaken by appropriate planning authorities

supported the establishment of the quarry operation on the basis of a determination that

the quarry could operate in a manner compatible with the context within which it is located. 

Subsequent to the establishment of the quarry, the ongoing functioning of the quarry

operation has confirmed that it can exist in a manner which is compatible with the

surrounding area.  This compatibility is ensured through ongoing monitoring programs. 

Compatibility has also been assessed by the proponent of the Evergreen project through

separate, independent professional studies with respect to road, air and noise, all of which

confirmed that the Evergreen Community could be established and function in a manner

which is compatible with the ongoing quarry operation.

Based on my review, it is my opinion that the development proposed within the mixed use

Evergreen Community is consistent with policies in the Provincial Policy Statement, and

conform to policies in Regional and Local planning documents with respect to compatibility

with the aggregate extraction operation associated with the existing Tansley Quarry.  From

my review of all of the above matters, it is my opinion that the proposed Evergreen

Community will be compatible with the ongoing operation of the Tansley Quarry.

Respectfully submitted,

FOTHERGILL PLANNING & DEVELOPMENT INC.

E.J. Fothergill, M.C.I.P., R.P.P.
President
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