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o Introduction

Blueland Farms Limited (‘Blueland Farms’) is applying for approvals necessary to establish a below
water sand and gravel pit on lands located at 17736 Heart Lake Road in the Town of Caledon (Part of
Lot 12, Concession 2 EHS) known as the proposed McCormick Pit. The Blueland Farms property is
located on the west side of Heart Lake Road, approximately 2.0 kilometers south of Charleston
Sideroad, and approximately 1.5 kilometers southeast of Caledon Village.

The applications include amendments and a development permit under the Niagara Escarpment Plan,
an Official Plan Amendment for the Town of Caledon and an Aggregate Resources Act licence from the
Province of Ontario.

MHBC has been retained to complete a planning review of the applications and provide professional
planning opinion as to consistency and conformity with the planning policies that apply to this
proposal. MHBC is working in conjunction with Harrington McAvan as part of a multidisciplinary
project team that has completed the necessary technical reports and impact assessments.

An Aggregate Resources Act (ARA) application was previously submitted, and circulated to the public
and commenting agencies in early 2010. That application process was not completed within the
required 2-year timeframe, and as a result the application file was closed by the Ministry of Natural
Resources and Forestry (MNRF) in early 2012. Since then, Blueland Farms has re-initiated the ARA
process with updated technical reports and supporting application materials.

The required Town of Caledon Official Plan Amendment was filed in 2013 and has been accepted as
complete. Review and processing of the application had been on hold pending discussions between
Blueland Farms and the operator of the adjacent licenced pit operations to determine whether a joint
venture could be arranged that would allow the proposed McCormick Pit to be operated as an
extension to the Caledon Sand and Gravel (CSG) operation (James Dick Construction). Agreements
have now been reached that will allow the McCormick Pit to be extracted by James Dick Construction
Limited (JDCL) with the material being processed as part of the CSG operation and shipped to market
via the established CSG access directly onto Highway 10.

Meetings with review agencies have been held recently to re-commence work on the project, and the

various technical reports have been updated taking into account current policy framework and site
conditions.
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. Site setting and surrounding land uses

The subject site is located within a rural area of the Town of Caledon. The site is presently used as
pasture, and features scattered deciduous vegetation and three agricultural fields along the northern
portion of the property. The surrounding land uses are primarily aggregate, limited agriculture, rural
residential and natural heritage features (see Figure 1).

The subject site is located between the Caledon meltwater channel to the north and the Paris Moraine
to the south. Accordingly, the topography of the lands and surrounding area are flatter and rolling to
the north with more hummocks and depressions to the south. The southward facing slope of the
moraine is treated as the Niagara Escarpment in this area and the brow of the Escarpment is to the
south in the vicinity of Escarpment Side Road.

Lands immediately west of the Blueland Farms property include the Caledon Sand and Gravel Pit (ARA
License No. 6512 & 19073) operated by JDCL and nearing completion of extraction and rehabilitation.
The Warnock Lake PSW is located immediately northwest of the subject site. Other Caledon Sand and
Gravel pits are located west of the pit adjacent to the subject site, between Kennedy Road and
Highway 10 (Hurontario Street). Pits operated by various parties are located west of JDCL's aggregate
operations.

Lands north of the subject site include agricultural lands, a woodlot, and rural residential uses. The
settlement boundary of Caledon Village is located approximately 1.5 kilometres to the northwest of
the Blueland Farms property at Kennedy Road and the village centre is over 2.5 kilometres from the
northwestern edge of the Blueland Farms property. Caledon Creek is located immediately north.

Rural residential uses along Heart Lake Road, agricultural uses and scattered woodland areas are
located east of the subject site.

Lands immediately south of the subject site include a residence located at 17666 Heart Lake Road,
adjacent to the southern boundary of the lands. This is the closest residence to the subject site. No
extraction is proposed adjacent to this residence. Instead, the lands will be used as a buffer area and
contain an acoustical berm.

Highway 10 (Hurontario Street) is approximately 3 kilometres west of the subject site. The agreement
reached with JCDL allows for material from the McCormick Pit property to be processed in the
Caledon Sand and Gravel Pit and shipped by Caledon Sand and Gravel from the signalized entrance
directly onto Highway 10. Some primary crushing will occur on the McCormick Pit property where
larger stones need to be reduced in sized before being placed on the conveyor for transport to the
processing area on the adjacent aggregate operation.

MHBC November 2017
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. Proposal summary

The proposed licensed area for the McCormick Pit is 25.97 hectares (64.17 acres), with approximately
20.75 hectares (51.27 acres) proposed for extraction. A portion of the on-site woodlands (9.0 hectares /
22.2 acres) will be removed to access significant aggregate resources. However, large portions (11.3
hectares / 27.8 acres) of woodland will be retained and protected through enhanced setbacks.
Approximately 14.53 hectares (35.9 acres) of the Blueland Farms property are not proposed to be
licensed and will remain in natural condition, consisting of scattered deciduous woodland and
Provincially Significant Wetlands (‘PSW’). Enhancements such as reforestation are proposed for these
off-site areas.

The subject site contains approximately 8 million tonnes of Provincially-significant sand and gravel
resources, with approximately 3.8 million tonnes located below the water table. The maximum annual
tonnage limit is proposed to be 750,000 tonnes.

The only operational access to the proposed McCormick Pit will be through a haul road that extends
to the adjacent Caledon Sand and Gravel Pit. A secondary service entrance will be established along
Heart Lake Road, in the northern portion of the site.

Licensed lands not located within the proposed extraction area will be used for setbacks, retained
vegetation including portions of the deciduous woodland and PSW, tree screens, landscaped visual
and acoustic berms, and monitoring wells. There is also an archaeological site located adjacent to
Heart Lake Road that will be avoided during extraction. The extraction setback is proposed to be 15
metres along the northern licensed boundary adjacent to the Warnock Lake PSW and agricultural
lands. Along the southern licenced boundary, the proposed setback is 15 metres from the limits of the
adjacent deciduous woodlands and two PSWSs. The extraction setback will be 30 metres along the
Heart Lake Road frontage, with increased setbacks are proposed for the existing residence (R5). A 0-
metre setback is proposed for the western licensed boundary adjacent to the JDCL Caledon Sand and
Gravel operation, as this operation will be linked to the adjacent pit.

Extraction will occur in up to five lifts through four phases as shown on the Operational Plan.
Generally, the direction of excavation is from northwest to southeast. The phasing allows for a well-
screened operation, specifically from residences and adjacent uses on Heart Lake Road.

The first stage of the pit development involves land preparation including clearing of vegetation and

the stockpiling of topsoil/subsoil and overburden. Land preparation will occur prior to a specific phase
of the operation meaning that the entire site will not be stripped and cleared all at once but rather
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discrete areas in advance of extraction. Areas that have not been stripped or are not under extraction
will remain undisturbed, including existing agricultural uses.

The initial stripping of soil and overburden materials will be available for use in site mitigation
measures such as landscaped visual and acoustic berms. As the excavation becomes more fully
developed, overburden materials obtained from clearing activities will be used directly in progressive
rehabilitation or stockpiled, with vegetated cover, for later use in progressive rehabilitation.

Extraction will commence in the western portion of the subject site near JDCL's Caledon Sand and
Gravel operations. A small processing and primary crushing area with scrap storage is proposed to be
located in the northwestern portion of the property, with a conveyor leading to the main processing
plant area located on the adjacent Caledon Sand and Gravel operation.

Extraction will occur below the water table. Resources will be extracted below the water table using
front-end loaders (no dewatering is required for a below water pit) and by dragline or excavator for
underwater extraction. The below water pit floor elevations on the subject site will be a maximum of
384.0 metres above sea level.

The proposed hours of operation for the extension are 7:00 am to 7:00 pm on weekdays and 7:00 am
to 5:00 pm on Saturdays, with excavation and processing restricted to weekdays. Shipping may occur
from the pit between 6:00 am and 7:00 pm on weekdays and 6:00 am to 3:00 pm on Saturdays. The pit
will not operate on statutory holidays and Sundays.

Once extraction is complete, all equipment, scrap, haul roads and any buildings will be removed and
final rehabilitation to a lake feature will occur for the entire site. The conveyor system will be
dismantled and removed.

The proposed extension will be rehabilitated as a lake with a forested area on the southeastern shore
of the feature. The lake will be approximately 11.3 hectares (27.8 ac), with shallow shoreline features to
be created around the perimeter of the lake to enhance aquatic biodiversity. A total of 6.75 hectares
(16.7 acres) of naturalized areas and meadows will be created along the shores of the lake. In addition,
2.8 hectares (6.9 acres) of marsh will be created and 3.75 hectares (9.27 acres) of reforestation will
occur on the property. Progressive site rehabilitation will provide wildlife habitat on the site through
the creation of forest, meadow and lake habitat.

After side slopes are created and required berms are removed from setbacks adjacent to Heart Lake
Road, these areas will be immediately stabilized with a suitable groundcover and reforested with a mix

of deciduous and coniferous plantings the following spring.

The ARA Site Plans (Rehabilitation Plan) include additional details regarding progressive and final
rehabilitation. The rehabilitated landform will be compatible with the surrounding area.
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3.1 Supporting material for submission

In addition to this Planning Justification Report, the following technical reports and information have
been completed in support of the proposed McCormick Pit:

e Aggregate Resources Act Site Plans, prepared by Harrington McAvan, November 2017;

e Aggregate Resources Act Summary Statement, prepared by Harrington McAvan, November
2017;

e Natural Environment Technical Report, prepared by Savanta, August 2017;

e Hydrogeolgic Assessment, prepared by Groundwater Science Corp, October 2017;

e Traffic Impact Study, prepared by The Municipal Infrastructure Group, October 2017;
e Air Quality Assessment, prepared by Arcadis, October 2017;

e Noise Impact Assessment, prepared by Aercoustics, October 2017;

e Visual Impact Assessment, prepared by Harrington McAvan, August 2017;

e Built Heritage and Cultural Heritage Assessment, prepared by Harrington McAvan, February
2013;

e Archaeological Assessment (Stage 1-3), prepared by Archaeologix (now Stantec), March 2004.

A summary of the key findings of the various technical reports can be found in the Aggregate
Resources Act Proposal Summary, prepared by Harrington McAvan.

The submission represents a comprehensive application package that meets all applicable submission
requirements for the Planning Act, Niagara Escarpment Planning and Development Act and Aggregate
Resources Act applications.

o Policy context

The following section provides an overview of the various applicable land use planning policies that
are required to be taken into account when assessing the proposal for aggregate extraction on the
Blueland Farms property. This report has been organized such that an overview of the various
applicable policies is provided in this section, and resource-specific policy overviews and analyses
have been included in separate sections. This allows the report to address overlapping policies and
the various resources in a systematic manner.

MHBC November 2017
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4.1 Provincial Policy Statement

The 2014 Provincial Policy Statement (“PPS”) was issued by the Province of Ontario in accordance with
Section 3 of the Planning Act and applies to all decisions in respect of the exercise of any planning
authority that affects a planning matter made on or after April 30, 2014. All decisions must be
“consistent with” the PPS.

The 2014 PPS provides policy direction on matters of provincial interest related to land use planning
and development, and sets the policy foundation for regulating the development and use of land. The
PPS provides for the appropriate development of land, while protecting resources of provincial
interest, public health and safety, and the quality of the natural and built environment.

The PPS supports a comprehensive, integrated and long-term approach to planning, and recognizes
linkages among policy areas. The PPS is to be read in its entirety and the relevant policies are to be
applied to each situation. The policies in the PPS are outcome-oriented, and some policies provide
flexibility in their implementation provided that provincial interests are upheld.

The PPS states that Provincial Plans are to be read in conjunction with the PPS and that they take
precedence over the PPS to the extent of any conflict, except where the relevant legislation provides
otherwise.

The Province’s natural heritage resources, water resources, agricultural resources, mineral resources,
and cultural heritage and archaeological resources provide important environmental, economic and
social benefits. The wise use and management of these resources over the long term is a key
provincial interest.

There are a number of areas of policy interest contained within the PPS that must be taken into
account when evaluating proposed aggregate extraction on the McCormick property. These include:
availability of mineral aggregate resources from a close to market location; protection of significant
natural heritage features and areas and ecological functions; the protection of groundwater and
surface water resources; designing the operation to ensure no adverse impacts on adjacent sensitive
land uses; and protecting cultural heritage resources.

The detailed evaluation of various resource interests contained later in this report demonstrates how
each aspect of the application has taken into account applicable Provincial policy interests.

4. Niagara Escarpment Plan

The Niagara Escarpment Plan ('NEP’) was originally approved by the Province of Ontario in 1985, and
was revised through Plan Reviews completed in 1994, 2005 and 2017. The current NEP was released in
May 2017 following the completion of a coordinated Provincial Plan review process, and came into
effect on June 1%, 2017. Accordingly, this section addresses the applicable policies of the 2017 NEP.

MHBC November 2017
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The purpose of the NEP is to provide for the maintenance of the Niagara Escarpment and land in its
vicinity substantially as a continuous natural environment, and to ensure only such development
occurs as is compatible with that natural environment. The objectives of the NEP are as follows:

e To protect unique ecologic and historic areas;
e To maintain and enhance the quality and character of natural streams and water supplies;
e To provide adequate opportunities for outdoor recreation;

e To maintain and enhance the open landscape character of the Niagara Escarpment in so far as
possible, by such means as compatible farming or forestry and by preserving the natural
scenery;

e To ensure that all new development is compatible with the purpose of the Plan;
e To provide for adequate public access to the Niagara Escarpment; and

e To support municipalities within the Niagara Escarpment Plan Area in their exercise of the
planning functions conferred upon them by the Planning Act.

The subject site is located within the Escarpment Rural Area of the NEP (see Figure 2). One of the
objectives of the Escarpment Rural Area is to provide for the consideration of new Mineral Resource
Extraction Areas through an amendment to the Niagara Escarpment Plan. New licenced pits and
quarries producing more than 20,000 tonnes annually are a permitted use, subject to an amendment
and meeting the applicable development criteria. The general amendment policies also contain
provisions that are to be considered when evaluating amendment applications, including policies
related to protection of the Escarpment environment, rehabilitation, water resources and agriculture.

Development within the NEP is regulated through a development permit system. The NEP contains
development criterial that are applied to all development, and used in the consideration of
development permit applications. The criteria address various planning considerations, such as
natural heritage resources, mineral aggregate resources, scenic resources and cultural heritage
resources. These criteria have also been considered in the preparation of this planning assessment.

43 Greenbelt Plan

The Greenbelt Plan was released by the Province of Ontario in February 2005, and was recently
updated by the Province in spring 2017 following completion of a coordinated Provincial Plan review
process. The revised Greenbelt Plan came into effect on July 1%, 2017. The aim of the Greenbelt Plan is
to protect agricultural lands, environmental areas, rural communities, and natural resources across the
Greater Toronto Area. It provides clarity and certainty about where future urban growth should occur,
and what must be protected for current and future generations.

MHBC November 2017
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Section 1.1 notes that the Greenbelt Plan includes lands within, and builds upon, the ecological
protections provided by the Niagara Escarpment Plan and the Oak Ridges Moraine Conservation Plan.
The Greenbelt Plan also complements and supports other provincial-level initiatives such as the
Parkway Belt West Plan and the Rouge North Management Plan.

Section 2 of the Greenbelt Plan addresses how the Plan relates to other Provincial Plans, including the
Niagara Escarpment Plan. It is noted in Section 2.2 that the requirements of the Niagara Escarpment
Plan continue to apply and the Greenbelt Plan Protected Countryside policies do not apply, with the
exception of Section 3.3. Section 3.3 of the Greenbelt Plan relates to parkland, open space and trails.

4.4 Growth Plan for the Greater Golden Horseshoe

The Growth Plan for the Greater Golden Horseshoe (GGH) came into effect on June 16, 2006 and
implements a vision for building stronger, prosperous communities through properly-managed
growth. It guides decisions on a wide range of issues to create a clearer environment for investment
decisions to help secure the future prosperity of the GGH. The Growth Plan was updated with
amendments in 2012 and 2013, and was most recently revised by the Province in spring 2017
following the completion of a coordinated Provincial Plan review process. The revised Growth Plan
came into effect on July 1%, 2017.

Section 1.2.3 of the Growth Plan addresses the relationship of the document to other Provincial Plans
that apply within the Greenbelt Area. The section notes that policies of the Growth Plan that address
the same, similar, related, or overlapping matters as the Greenbelt Plan, the Oak Ridges Moraine
Conservation Plan, or the Niagara Escarpment Plan do not apply except where the policies provide
otherwise. As the proposed McCormick Pit is located within the NEP area, the NEP remains the
guiding document and the policies of the Growth Plan do not apply with respect to the consideration
of aggregate extraction.

Section 4.1 of the Growth Plan notes that a balanced approach to the wise use and management of all
resources, including natural heritage, agriculture, and mineral aggregates will be implemented. The
Growth Plan directs municipalities to develop and implement policies in their official plans that
conserve mineral aggregate resources. The Town of Caledon and Region of Peel have developed such
policies.

A major component of the Growth Plan is to provide growth projections for all municipalities within
the GGH. The GHH is comprised of the GTA (Region of Halton, Region of Peel, Region of York, Region
of Durham, City of Toronto), City of Hamilton, Region of Niagara, Haldimand County, County of Brant,
Region of Waterloo, Wellington County, Dufferin County, County of Simcoe, City of Kawartha Lakes,
Peterborough County, and Northumberland County. The Region of Peel is expected to grow from a
2011 population of 1.32 million to a 2041 population of 1.97million people. Much of this population
growth will occur in areas in the northern portion of the Region, including urban areas within the
Town of Caledon.
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Planning for the anticipated growth and addressing the infrastructure deficit identified in the Growth
Plan will require availability of aggregate resources. The aggregate deposits located within the Town
of Caledon, and in particular the high-quality deposits near Caledon Village, are well-positioned to
supply much-needed aggregate resources to the growth areas in the Region of Peel.

45 Region of Peel Official Plan

The Region of Peel Official Plan was first adopted by Regional Council in April1996, with a Decision on
the final Official Plan issued by the Ministry of Municipal Affairs in October 1996. The Minister's
decision was appealed by many parties including ratepayers, the Region of Peel, the Town of Caledon,
the Niagara Escarpment Commission, and the Aggregate Producers Association of Ontario and several
individual aggregate producers. An agreed set of policy revisions were approved by the OMB in
February 1998. The Region of Peel Official Plan has been updated through amendments since 1998,
and was brought into conformity with recent Provincial Plans and policies in 2013".

The Region of Peel Official Plan intends to provide a long term policy framework for decision-making.
It is an underlying premise of the Plan that Provincial Policy will be implemented jointly through both
the Regional and area municipal Official Plans (Chapter 1 - 1.3.1).

The subject site is designated Rural System on the Regional Structure in the Region’s Official Plan (see
Figure 3). An amendment is not required to the Region’s Official Plan to permit aggregate extraction
on the subject site.

The subject site is also identified as the following within the Region’s Official Plan:
e Core Areas of the Greenlands System
e High Potential Mineral Aggregate Resource Area

e Outside of the Prime Agricultural Area

The policy sections most relevant to the consideration of aggregate applications are:

e Chapter 2, which addresses the natural environment and recognizes the benefits of a well-
functioning natural environment, and strives to protect, maintain, and enhance the quality
and integrity of the Region’s ecosystems.

e Chapter 3, which deals with resources that are components of the natural environment that
are actively utilized (agriculture, aggregates, water) as well as recreation and culture. It is
recognized that there must be allowances for growth, with a balance between use and
protection of resources and preservation of the natural and cultural environment.

' The final conformity amendments were adopted by Regional Council in 2010 and subsequently appealed. The
final amendment developed through settlement discussions was finalized 2013.
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e Section 5.6, which contains policies related to the transportation system in Peel and identifies
a major road network where truck traffic generating activities are directed to.

46 Town of Caledon Official Plan

The Town of Caledon Official Plan dates back to 1979 when the Plan was originally approved by the
Ministry of Housing. The Official Plan has been updated throughout the decades since approval, with
the adoption of various new policies addressing matters such as growth and settlement area policies
(OPA 114), environmental policies (OPA 124), aggregate policies (OPA 161), cultural heritage policies
(OPA 173), population and employment growth (OPA 203), and Provincial Plan and policy conformity
(OPA 226).

The subject site is designated Rural Lands in the Town of Caledon Official Plan (see Figure 4). An
Official Plan Amendment is required for most new or expanded aggregate operations within the Town
of Caledon, and different requirements are included in the policies depending on whether the
property is identified as “Aggregate Resource Lands” or “Aggregate Reserve Lands.” The subject site is
located within Caledon High Potential Mineral Resource Area #6a (Aggregate Resource Lands). New
pits and quarries are encouraged to locate in Aggregate Resource Lands as they have been
determined to be suitable for aggregate extraction subject to meeting the applicable policies of the
OP.

The policy sections most relevant to the consideration of this proposal are those found in Section 5.11
of the Official Plan. Section 5.11 contains the aggregate resource policies added to the Town of
Caledon Official Plan through OPA 161. Detailed application and evaluation requirements are
contained within this section and relate to all aspects of new or expanded aggregate extraction
operations.

4.7 Applications required
The following applications are required to permit the proposed McCormick Pit:

1. An amendment to the Niagara Escarpment Plan to re-designate the subject site from
Escarpment Rural Area to Mineral Resources Extraction Area.

2. A Niagara Escarpment Commission Development Permit to allow for the operation of the
proposed sand and gravel pit.

3. An amendment to the Town of Caledon Official Plan to re-designate the subject site from
Rural Lands to Extractive Industrial.

4. Class ‘A’ License under the Aggregate Resources Act (Category 1 — Pit Below Water).
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As noted earlier in this report, the Town of Caledon Official Plan amendment was previously filed and
is proceeding through the application process. Aggregate Resources Act applications were previously
filed but are considered withdrawn since the reporting process was not completed within the
required 2-year timeline.

All of the above applications are now being updated and submitted so that they can be processed
concurrently.

There will also be incidental applications prepared and submitted in order to allow the proposed
integration of the McCormick Pit with the adjacent Caledon Sand and Gravel pit. Aggregate Resources
site plan amendments will be required in order to permit the removal of common boundary setbacks
and the transport of material through the CSG operation. An NEC Development Permit application will
also likely be required to permit these types of revisions to the CSG operation.

. Policy review - Land use compatibility

The purpose of this section is to review applicable policies related to land use compatibility and assess
how policies have been addressed through the development of this application.

5. [ Introduction

There are a number of measures by which land use compatibility can be determined and assessed,
including locating land uses in compatible areas of the Province, as well as ensuring that nuisance-
type effects (such as noise, dust, vibration and visual impact) are mitigated to acceptable levels based
on Provincial standards and guidelines.

The PPS provides overall guidance related to land use compatibility on a Province-wide level, and
directs that uses such as aggregate extraction be located within a rural area. In addition, the PPS
directs that major facilities and sensitive land uses should be planned to ensure they are appropriately
designed, buffered and/or separated from each other to prevent or mitigate adverse effects from
odour, noise and other contaminants, minimize risk to public health and safety, and to ensure the
long-term viability of major facilities (Policy 1.2.6.1).

The Region of Peel Official Plan notes the benefits of aggregate resources in terms of economic
development and employment, and also notes that there is the potential for aggregate operations to
impact on Peel’'s communities, natural environment, cultural heritage and other economic activities. It
is further noted that proper siting, design, management, operation and rehabilitation are essential in
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order to minimize impacts (Section 3.3). The Official Plan goes on to include policies regarding the
consideration of new and expanded aggregate operations, including evaluation criteria to be
followed. The Official Plan defers to the local municipalities in terms of detailed implementation.

The Town of Caledon Official Plan similarly recognizes the benefits of aggregate resources while also
acknowledging the potential for impacts as a result of extraction operations. The Town of Caledon
Official Plan contains comprehensive policies related to the evaluation of aggregate applications
(5.11), and requires the following related to nuisance-type impacts:

- The applicant has demonstrated that noise and vibration impacts will be mitigated to
acceptable levels.

- The applicant has demonstrated that impacts from dust and other air pollutants will be
mitigated to acceptable levels.

- The applicant has completed a visual impact report and demonstrated that the proposal will
not have any unacceptable impacts.

The Town of Caledon Official Plan also requires an assessment of social impacts in order to
demonstrate that the proposal will not have any unacceptable impacts. The consideration of social
impacts is tied to predictable and measurable impacts on surrounding land uses, which relates to
matters such as noise, dust, and visual impacts. This section describes the outcome of these various
studies that have been completed in order to evaluate the proposed McCormick Pit aggregate
extraction operation.

5 2 Assessment

Blueland Farms has completed the required impact studies related to noise, dust and visual impacts.
A vibration impact study was not completed because there is no blasting involved in the proposed
gravel pit operation. The applicable recommendations from each of the studies have been
incorporated into the design of the extraction operation, to ensure that the operation is well-designed
and impacts are minimized.

A Noise Impact Study has been prepared by Aercoustics Engineering in order to assess the potential
for noise impacts associated with the proposed application. The study recommended noise control
measures including restrictions on the numbers and types of extraction equipment, noise emissions of
equipment, areas of operation, and berms / local shielding. The study demonstrated that noise
impacts will be mitigated to acceptable levels as outlined in Provincial noise guidelines.

An Air Quality Assessment has been prepared by Arcadis Canada in order to determine the maximum
impact of the proposal related to particulate matter concentrations. The modeling conducted
demonstrated that levels of total suspended particulate (TSP) and fine particulate matter will be below
applicable standards for all of the nearby sensitive receptors. The study further concluded that good
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dust management practices will ensure that any effects associated with onsite material handling and
transportation is minimized.

A Visual Impact Report has been prepared with this application by Harrington McAvan in order to
assess the potential visual impacts associated with the proposed McCormick Pit. The approach for the
assessment was based on the requirements of the Town of Caledon Official Plan and the Niagara
Escarpment Plan. An initial assessment was completed in 2013, with updates undertaken in 2017 to
incorporate the most recent policy requirements. The Visual Impact Assessment examined the
existing context and character of the subject site and surrounding areas in order to identify potential
significant views and viewsheds. Harrington McAvan then identified the potential for negative
impacts, and recommended mitigation measures to ensure that no unacceptable impacts result from
the operation. The Report recommended the installation of temporary seeded berms at key locations
around the perimeter of the site, with a recommendation that the berms be removed following the
completion of operation to allow for views into the property.

The potential social impacts of the proposed pit extension have been assessed through this Planning
Justification Report, the Noise Study, the Air Quality Assessment and the Visual Impact Report based
on predictable, measurable, significant and objective effects on people. It has been demonstrated that
the proposal will not have any unacceptable social impacts.

The proposed pit has been appropriately designed and buffered to mitigate adverse effects on
sensitive land uses including off-site residences. Visual and acoustic berms to screen views of the site
will be constructed along Heart Lake Road. Existing vegetation within the setbacks will be retained,
where feasible. The berms have been designed to mitigate noise impacts to acceptable levels. The
phasing of the pit will assist in screening and buffering the proposed operation from adjacent lands
specifically the residence along Heart Lake Road. In addition, tree screens will be created through the
operation and rehabilitation of the site in key locations to provide further mitigation.

The work completed demonstrates that the applicable policies of the Town of Caledon Official Plan
have been addressed related to noise, dust and vibration impacts, which are key factors related to
land use compatibility and social impact. The applicable recommendations from each discipline have
been incorporated into the design of the site, and included as part of the ARA Site Plans in order to
ensure that all applicable guidelines are complied with. In addition, the potential for impacts as a
result of the proposed operation are minimized through the integration of this site operation with the
adjacent Caledon Sand and Gravel Pit operated by JCDL.
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. Policy review — Mineral aggregate resources

The purpose of this section is to review applicable policies related to mineral aggregate resources and
assess how policies have been addressed through the development of this application.

6. [ Introduction

The PPS recognizes the importance of mineral aggregate resources and states that mineral aggregate
resources shall be protected for long-term use. The PPS also states that as much of the mineral
aggregate resources as is realistically possible shall be made available as close to markets as possible.

Regarding rehabilitation, the PPS requires progressive and final rehabilitation in order to
accommodate subsequent land uses, to promote land use compatibility, to recognize the interim
nature of extraction, and to mitigate negative impacts to the extent possible. Final rehabilitation shall
take surrounding land use and approved land use designations into consideration.

The Niagara Escarpment Plan acknowledges that the Escarpment is the site of a large mineral
aggregate extraction industry, and provides for the consideration of mineral aggregate operations
within the Escarpment Rural Area through an amendment to the Plan. The Niagara Escarpment Plan
contains policies related to the consideration of new applications, including criteria and
considerations to be taken into account when evaluating an application. Demonstration of need or
any type of supply / demand analysis is noted as not being required for proposed operations.

The Region of Peel Official Plan contains objectives to identify high potential mineral aggregate
resource areas, protect them for possible use, and to establish policies that allow as much of the
resource as is realistically possible to be made available for use to supply resource needs. It is also
recognized that the aggregate industry is an important component of Peel’s economic base.

The Town of Caledon Official Plan recognizes the importance of the aggregate resource industry to
the Town’s economic base as part of the strategic direction of the Plan. It is also recognized that high
potential mineral aggregate resource areas will be identified and protected for possible use. Further,
the strategic direction indicates that policies are to be established allowing as much of the resource as
is realistically possible to be made available for use, to supply resource needs, in a manner consistent
with the Official Plan and the Niagara Escarpment Plan where applicable.

The Region of Peel and Town of Caledon both identify high potential aggregate resources through
mapping in their Official Plans. The Region of Peel Official Plan identifies all high potential (HPMARA)
areas and does not differentiate between sand and gravel and bedrock. The Town of Caledon Official
Plan has refined the high potential aggregate areas into CHPMARA, based on the Caledon Community
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Resources Study (CCRS) that was completed on behalf of the Town. The Town mapping does
distinguish between sand and gravel and bedrock resource areas.

The Region of Peel Official Plan permits the consideration of aggregate extraction both inside and
outside the HPMARA only where extraction is permitted within an area municipal Official Plan and
only in conformity with the Regional Official Plan, Niagara Escarpment Plan, Oak Ridges Moraine
Conservation Plan, the Greenbelt Plan and the Provincial Policy Statement where applicable.

The Region of Peel and Town of Caledon Official Plans and Niagara Escarpment Plan all contain
policies directing rehabilitation efforts for aggregate operations. The general policy direction echoes
that of the PPS. The Town of Caledon Official Plan highlights the importance of maintaining and
enhancing / restoring ecosystem integrity.

6.2 Description of resource

The subject site and surrounding lands are identified as a key sand and gravel resource area based on
the Ontario Geological Survey Aggregate Resources Inventory Paper for the Region of Peel (ARIP 165,
Selected Sand and Gravel Resource Area, Primary Significance, Area 3A) (see Figure 5). The subject site
is located within the Caledon Outwash Plain in the central portion of the Town. Resources within this
outwash plain are described as well stratified, medium- to coarse-textured gravel. The resources in this
deposit are primarily used to produce a range of high grade materials that are suitable for use in a
variety of building and construction settings. These materials include concrete sand, asphalt sand,
Granular A & B, 34" crushed stone, drainage stone, filter sand and pea gravel.

The lands are also located within the High Potential Mineral Aggregate Resource Area in the Region’s
Official Plan and the Caledon High Potential Mineral Aggregate Resource Area in the Town's Official
Plan (see Figures 6 & 7, respectively). The geological investigations confirm the presence of
meltwater sand and gravel throughout the site. The depth of the sand and gravel ranges from 9.8 m
to 24.3 m. Based on this testing and proposed site plans, there are approximately 8 million tonnes of
sand and gravel resources located on the subject site, of which approximately 3.8 million tonnes is
below-water. Blueland Farms is applying for an annual maximum limit of 750,000 tonnes.

6.3 Proposed rehabilitation

The current use of the subject site is agriculture (mixed cropland and pastureland), as well as more
natural areas containing mixed forest and wetland areas. The proposed rehabilitation of the site will
include a lake with shallow shoreline areas and wooded areas adjacent to the northern, eastern and
western boundaries of the licensed area. Old field meadows will be planted as well along the side
slopes of the rehabilitated pit, and areas of wetland and reforestation will occur. Shoreline areas are
proposed to planted with woody plant species (including maple, spruce, pine, willow and dogwood
species) in order to encourage growth of shrubs and trees, and native wetland plants are proposed to
be utilized in order to colonize the areas closest to the water body. Meadow areas and berms will be
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planted with a range of open meadow and pollinator species, including native flowering species.
Turtle habitat will be created in various areas of the site, and bat boxes are proposed to be installed
prior to the start of extraction. A hydraulic barrier will also be created along the northern boundary of
the site in order to protect the features of Warnock Lake during and after extraction operations.
Within the areas of the site not proposed for aggregate extraction, habitat enhancement will occur.

The progressive rehabilitation of the proposed McCormick Pit will protect, maintain and enhance the
ecosystem integrity. A net gain will be provided through the creation of approximately 6.75 hectares
(16.7 acres) of old field meadow in addition to important aquatic habitat and forested areas.

Additional details regarding the rehabilitation of the subject site can be found on the Rehabilitation
Plan and in the Natural Environment Technical Report.

64 Assessment

The proposed McCormick Pit contains significant aggregate resources within a close to market area.
The subject site is located within an area which will receive substantial population and employment
growth over the next 25 years (GTA West). Extracting aggregate resources close to where they are
used reduces the amount of greenhouse gas emissions, transportation costs, and road network
impacts from the trucks used to transport these resources. The proposed operation conforms to the
direction contained within applicable planning policy documents.

The rehabilitation of the subject site will create a lake feature with varied shorelines and habitat, and

will be integrated with the approved rehabilitation plan for the adjacent Caledon Sand and Gravel Pit.
The rehabilitation plan has been designed to be in accordance with applicable policy direction.

o Policy review — Agricultural resources

The purpose of this section is to review applicable policies related to agricultural resources and assess
how policies have been addressed through the development of this application.

7. [ Introduction

Agricultural resources are an important consideration in land use planning. The PPS requires that
prime agricultural areas shall be protected for long-term use for agriculture. Prime agricultural areas
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are defined as areas where prime agricultural lands predominate, and prime agricultural lands are
defined as Specialty Crop Lands and Class 1-3 agricultural lands.

Permitted uses within prime agricultural areas are agricultural uses, agriculture-related uses and on-
farm diversified uses. The PPS provides for the consideration of aggregate extraction on Prime
Agricultural Lands within a Prime Agricultural Area where there is a significant amount of aggregate
resources located below the water table warranting extraction.

The Region of Peel and Town of Caledon Official Plans similarly protect agricultural lands. The Region
of Peel identifies prime agricultural lands on Schedule B and the Town of Caledon identifies
agricultural areas as part of the Land Use Plan (Schedule A). The policies of the Town of Caledon and
Region of Peel Official Plans allow consideration of aggregate extraction on agricultural lands, and
align with the 2014 PPS.

/.2 Description of resource

The cleared lands along Heart Lake Road have been utilized for cultivation, while the balance of the
subject site has been used for pasturing cattle. The lands are not identified as a prime agricultural area
based on the Region of Peel or Town of Caledon Official Plans. According to soils mapping from the
Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA), the subject site contains Class 6 soils
(Pontypool Sandy Loam) within the majority of the subject site and Caledon Loam near the northern
boundary (see Figure 8). The topographic class of the Pontypool Sandy Loam is “irregular steeply
sloping” and the stoniness class is “few stones”. The topographic class of the Caledon Loam is “Smooth
gently sloping to smooth moderately sloping” and the stoniness class is “Few stones”.

The Region of Peel and Town of Caledon have been undertaking a study (LEAR study) to review the
extent of agricultural lands within the Town of Caledon and refine mapping. The study has involved
mapping various agriculture-related criteria and undertaking an evaluation process based on a
number of factors, in order to determine whether lands should be classified as prime agriculture or
not. Based on the mapping produced to date, the Blueland Farms property continues to be classified
as ‘Rural’ and is outside the areas to the identified as Prime Agricultural Area by the Region.

73 Assessment

In accordance with the policies of the PPS, Region of Peel Official Plan and Town of Caledon Official
Plan, aggregate extraction below the water table can be considered on the subject site. The site is not
within a prime agricultural area, and the majority of the property contains Class 6 soils. Therefore,
rehabilitation to agricultural use is not required.
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. Policy review - Cultural heritage and
archaeology

The purpose of this section is to review applicable policies related to cultural heritage and
archaeological resources, and assess how policies have been addressed through the development of
this application.

8. [ Introduction

The PPS requires that significant built heritage resources and significant cultural heritage landscapes
shall be conserved. In addition, Section 2.6.2 requires that development and site alteration shall not
be permitted on lands containing archaeological resources or areas of archaeological potential unless
significant archaeological resources have been conserved. Finally, the PPS requires that development
on adjacent lands to protected heritage property be evaluated and it demonstrated that the heritage
attributes of the protected property will be conserved.

The Region of Peel Official Plan contains general policies regarding the conservation of cultural
heritage resources, and directs area municipalities to prepare detailed policies related to cultural
heritage resources.

The Town of Caledon Official Plan contains more specific policies which address archaeological
resources, built heritage resources, and cultural heritage landscapes. The Official Plan requires that a
Cultural Heritage Survey be completed when submitting an application for an Official Plan
Amendment to permit a new aggregate extraction operation. The purpose of a Cultural Heritage
Survey is to identify the level of significance of cultural heritage resources on or near the subject site,
and provide recommendations for the conservation of the cultural heritage resources and whether a
Cultural Heritage Impact Assessment is required. The Official Plan also requires the submission of an
archaeological assessment which has demonstrated that there will not be any unacceptable impacts.

Regarding mitigation, the Official Plan notes that the Town of Caledon will promote and encourage
rehabilitation of aggregate operations in a manner which has regard for cultural and heritage
resources in or adjacent to the site, including the conservation of significant cultural or heritage
features where practical (5.11.2.8.5).

82 Assessment

A Stage 1-3 Archaeological Assessment was prepared by Archaeologix Inc. regarding the subject site.
The study fully investigated the site and concluded that further assessment was warranted (Stage 4)
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given the rarity and high significance of a short-term, mid-19" century occupation that was
discovered on the subject site. The area where the archaeological site is located has been excluded
from the proposed extraction area.

A Built Heritage and Cultural Heritage Landscape Assessment has been prepared by Harrington
McAvan regarding the proposed McCormick Pit. The study included a policy review, site visits and
assessment of significance of the subject site. The report concluded that while the property is by
definition a cultural heritage landscape, it does not qualify as a significant cultural heritage landscape
per the Town of Caledon Official Plan.

The rehabilitation of the proposed extension has regard for heritage resources on the site by
conserving site A1Gx-25, a rare mid-19th century Euro-Canadian archaeological site. The location of
the archaeological site will remain undisturbed throughout the operational and rehabilitation phases.

o Policy review — Natural heritage

The purpose of this section is to review applicable policies related to natural heritage resources and
assess how policies have been addressed through the development of this application.

9. [ Introduction

There are a number of natural heritage features on and around the proposed aggregate extraction
operation site. The applicable Provincial, Region and Town planning policies define these features and
outline policies that provide various degrees of protection.

The PPS sets the policy foundation and is complemented by the NEP in this area. The municipal
Official Plans are the key implementing vehicles that provide more specific designations and detailed
policies. Together these planning policies provide an integrated framework that guides decisions
related to resource development and protection of natural heritage systems.

The PPS addresses natural heritage resources in Section 2.1, and requires that natural features and
areas shall be protected for the long term. The section goes on to note that the diversity and
connectivity of natural features in an area, and the long-term ecological function and biodiversity of
natural heritage systems should be maintained, restored or where possible improved, recognizing
linkages between and among features.
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The Region of Peel Official Plan establishes a Greenland System for the Region consisting of Core
Areas, Natural Areas and Corridors (NAC) and Potential Natural Areas and Corridors (PNAC). The
Regional Official Plan implements the PPS though these areas and associated policy frameworks. The
Core Areas are identified on Schedule A in the Regional Official Plan whereas the NACs and PNACs are
generally addressed through the local Municipal Official Plan policies.

Development and site alteration are prohibited within the Core Areas of the Region of Peel
Greenlands System. Development in NACs and PNACs are subject to more specific policies and
requirements as outlined in the Municipal Official Plans.

The Town of Caledon Official Plan incorporates and ecosystem framework consisting of Natural Core
Areas, Natural Corridors, Supportive Natural Systems and Natural Linkages. The Natural Core Areas and
Natural Corridor Areas are designated Environmental Policy Area where new development is generally
prohibited. Limited extractive industrial uses are permitted subject to the specific policies of the Plan.

While the PPS and municipal official plans include policies for specific natural heritage features the
overarching framework addresses natural heritage as a system of linked features that support a variety
of ecosystem processes and functions. The following sections start with a review of the PPS features
and incorporate consideration of the municipal natural heritage systems that have been put in place
to achieve consistency with the PPS. These sections should be reviewed in conjunction with the
Savanta Natural Environment Technical Report and the Groundwater Science Hydrogeologic
Assessment which provide more detailed information on the features, the impact assessments and the
recommended mitigation.

Regarding natural heritage study requirements for aggregate extraction, the Town of Caledon Official
Plan requires that an applicant has completed all environmental investigations and studies as required
by this Plan and by all relevant approval agencies, and demonstrated that the proposal will not have
any unacceptable impacts.

9.2 Description of resource and work completed

A Natural Environment Report/Environmental Impact Statement and Management Plan was prepared
with this application, and has demonstrated that the proposal will not have any unacceptable impacts.
Applicable mitigation and recommendations have been incorporated in the ARA Site Plans which will
govern the site operations. The rehabilitation of the site will create a lake with shallow shoreline areas
and wooded slopes, as well as old field meadows, marsh and reforestation areas.

The Natural Environment Report concluded that the subject lands contain significant natural features
or key natural heritage features including the following:

e Significant Wildlife Habitat (species of conservation concern, bat maternity colonies)
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e Habitat of Endangered and Threatened Species (roosting trees for eastern small-footed myotis
bat)

Adjacent lands within 120 metres contain Provincially Significant Wetlands (two wetlands part of the
Star PSW Complex), and Fish Habitat (Warnock Lake and Caledon Creek).

Provincially Significant Wetlands (PSW)

There are PSWs on the subject property, which are located outside the proposed extraction area.
These perched kettle wetlands were evaluated and complexed as part of MNRF's McCormick Pit
application review process in 2009.

The PPS notes that development and site alteration shall not be permitted in significant wetlands in
Ecoregions 5E, 6E and 7E (note: the Town of Caledon is within Ecoregion 6E) or significant coastal
wetlands. The significant wetlands on the Blueland Farms property are outside the proposed licence
and extraction area and no development is proposed in the wetland areas.

Potential indirect effects on these wetlands have been evaluated through the Savanta Natural
Environment Technical Report and Ground Water Science Corp Hydrogeological Assessment. The
catchment areas for these wetlands are altered by extraction and the mitigation strategy includes
grading of the rehabilitated landform to offset the loss in catchment area. The end result is no
measurable negative impact to the features or their ecological functions.

Under the Niagara Escarpment Plan (2017) wetlands are a key natural heritage feature and
development is not permitted. Furthermore, a proposal for development within 120 metres of a key
natural heritage feature (which includes wetlands) requires evaluation to demonstrate that the key
natural heritage feature or related functions are protected. A minimum vegetation protection zone is
required. These Development Criteria have been satisfied though the protection of the off-site
wetland areas on the property, management of the surface water catchment area and minimum 20
metre separation between the extraction area and the closest wetland area.

Under the Region of Peel Official Plan PSWs are identified as part of the Core Area of the Greenland
System and the policies protecting these areas align with the PPS which have been satisfied as noted
above.

Similarly, PSWs are part of the Caledon Official Plan Natural Core Areas which are to be designated
Environmental Policy Area (EPA). New development within Wetland Core Areas is prohibited (Section
3.2.5.4.1) and, new development is prohibited within EPA. These areas are outside the proposed
extraction area. Furthermore, development on adjacent lands is subject to appropriate environmental
studies (Section 3.2.4.6). These study requirements (Section 5.7.3.7) have been satisfied for the
McCormick Pit which demonstrates the proposed development can occur without measurable
negative impacts.
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Woodlands

There are no significant woodlands located on the subject site or adjacent lands. This is based on the
Region of Peel Official Plan policy which, for the purposes of defining Core Areas for mineral
aggregate resource extraction, defines Core Woodlands as all woodlands that are a minimum of 30
hectares in size. Aggregate extraction is not permitted within Core Woodlands. The woodlands on
and around the subject site do not meet the 30 hectare size threshold. As mapped by Savanta in the
Natural Environment Technical Report, there are portions of an 18.7 hectare and a 5.6 hectare
woodland patch on the subject site. A portion of the larger patch is located inside the proposed
extraction area.

Under the PPS, no development is permitted in significant woodlands unless there is no negative
impact. Consistency with the PPS is achieved through conformity with the Region Official Plan.

Under the Niagara Escarpment Plan (2017) significant woodlands are a key natural heritage feature. As
noted, based on the Region of Peel Official Plan, the on-site woodlands are not considered to be
significant, as they are below the significance size threshold for mineral aggregate resource extraction
applications. A total of approximately 11 hectares of woodland on the property have been excluded
from the subject site extraction area. The proposed Rehabilitation Plan includes enhancement areas
which will replace portions of the 9 hectare woodland area proposed to be removed as part of the
proposed development of an aggregate extraction operation.

Woodlands that do not meet the threshold size criteria to be identified as Core Area do qualify for
inclusion in Natural Areas and Corridors or Potential Natural Areas and Corridors under the Regional
Official Plan. The Region of Peel Official Plan policy for Natural Areas and Corridors is direction to area
municipalities to include appropriate policies in their official plans.

Under the Town of Caledon Official Plan Ecosystem Framework, the prohibition of new or expanded
mineral aggregate extraction in the woodland portions of the Regional Core Area and Caledon
Environmental Policy Area (3.2.5.3.1, 5.7.3.1.2, 5.11.2.2.5) do not apply given the Regional Plan policy
which excludes woodlands less than 30 ha in size as part of the Core Area of the Greenland System.

The woodlands on the site would be considered ‘other woodlands’ under the Town of Caledon Official
Plan Ecosystem Framework and therefore, part of Supportive Natural Systems. While new
development is not permitted in other woodlands (3.2.5.3.2), there is a specific notwithstanding clause
for mineral aggregate operations and development in woodlands may be permitted provided specific
policies have been addressed. As outlined in the Natural Environment Technical Report and in
Appendix D, the woodland onsite has been assessed in accordance with required polices and the
removal of a portion of the woodland has been found to be acceptable.

Significant Wildlife Habitat

Significant Wildlife Habitat has been confirmed on the subject site consisting of bat maternity colonies
and monarch butterfly habitat. On adjacent lands, there are amphibian breeding and snapping turtle
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habitat associated with the wetland areas and eastern wood pewee in the woodlands south of the
extraction areas.

Under the PPS development and site alteration shall not be permitted unless it has been
demonstrated that there will be no negative impact on the natural features or their ecological
functions.

The removal of 3.65 ha of woodland that hosts bat maternity colonies has been assessed in the Natural
Environment Technical Report prepared by Savanta. Mitigation that includes replacement habitat (bat
boxes), phased removal of the woodland, and reforestation that will create new habitat has been
developed and incorporated in the ARA Site Plans in order to demonstrate that this habitat can be
removed without causing a negative impact for this significant wildlife habitat.

For the Monarch species that have been observed on the site, the affected habitat is the milkweed
that the butterfly larvae depend on for their development. The milkweed that occurs on the margins
of the agricultural land can be included in the extraction area without negative impact to the monarch
habitat because the functions will continue to be provided in other areas on and around the site and
in the rehabilitated landscape through the creation of pollinator habitat.

The significant wildlife habitat that occurs on adjacent lands is protected through the exclusion of
these areas from the extraction area and the incorporation of appropriate buffers around the retained
wetland and woodland areas.

Significant wildlife habitat is a key natural heritage feature for the purposes of the Niagara Escarpment
Plan (2017). Mineral aggregate operations may be permitted in key natural heritage features that are
significant wildlife habitat. Mitigation has been developed in order to ensure no negative impact over
the long term.

Under the Region of Peel Official Plan, significant wildlife habitat is defined as part of the Natural Areas
and Corridors component of the Greenland System. The Peel Official Plan directs area municipalities to
include objectives and policies in their official plans for Natural Area and Corridors.

Under the Town of Caledon Official Plan Ecosystems Framework, significant wildlife habitat is part of
the Natural Core Area and intended to be designated Environmental Policy Area. While the Caledon
policies prohibit development in significant wildlife habitat (Section 3.2.5.11.1) and, development is
prohibited within Environmental Policy Areas (Section 5.7.3.1.1), there is a specific notwithstanding
clause for mineral aggregate operations. Policy 5.11.2.2.6(g) allows new or expanded mineral resource
extraction operations provide it can be demonstrated that specific policy criteria have been met.
These areas are addressed in the Savanta Natural Environment Technical Report, and Appendix D. It is
concluded that applicable criteria have been met and that extraction should be permitted.
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Fish Habitat

There is no fish habitat present on the subject site. The adjacent Caledon Creek and Warnock Lake do
provide warm water fish habitat. Under the PPS development and site alteration is not permitted in
fish habitat except in accordance with Provincial and Federal requirements. There is no direct impact
as the features with fish habitat are on adjacent lands.

Potential for indirect effects has been assessed through the Hydrogeological Assessment. With the
recommended mitigation strategy in place, it is anticipated that there are no negative impacts on the
adjacent fish habitat.

Fish habitat is also protected under the Niagara Escarpment Plan as a key natural heritage feature. The
NEP policies are addressed though the protection of fish habitat and mitigation to ensure no negative
impact.

Fish habitat qualifies for Region of Peel Official Plan Natural Areas and Corridors and the applicable
policy is to direct local municipalities to provide objectives and policies in their Official Plans.

Fishery Resource Areas are protected in the Town of Caledon Official Plan Ecosystem Framework as
Natural Corridors, Supportive Natural Systems or Natural Linkages. No development in a Core Fisheries
Resource Area is proposed and the adjacent Fishery Resources Areas are not adversely affected by the
proposed McCormick Pit.

Habitat of Endangered and Threatened Species

Habitat for threatened and endangered species does occur on the site in the form of roosting trees for
eastern small footed myotis (bats which are endangered). This occurs in woodlands on the
northwestern portion of the extraction footprint. These habitats are protected under the Endangered
Species Act (ESA). Under the PPS, development and site alteration is not permitted in the habitat of
endangered and threatened species except in accordance with Provincial and Federal requirements.
The legislation permits the removal of habitat where that can be achieved subject to demonstrating
overall benefit for the species. Blueland Farms will be working with MNRF in order to define applicable
requirements with the intent of securing the necessary ESA approvals.

The policies and development criteria of the Niagara Escarpment Plan also protect habitat of
endangered and threatened species consistent with the Provincial Policy Statement and the ESA.

Under the Region of Peel Official Plan, significant habitat of threatened and endangered species is
defined as part of the Core Areas of the Greenland System and aggregate extraction is not permitted.
The Official Plan does recognize exceptions to the prohibition of development in significant habitats
of threatened and endangered species may only be considered in accordance with Provincial
legislation such as the ESA (last paragraph of Section 2.3.2.6).
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Similarly, while the Caledon Official Plan incorporates habitat of threatened and endangered species
in the protected Natural Core Area / Environmental Policy Area, the policies provide an exception
where development is permitted in accordance with Provincial legislation and policies such as the ESA
(3.2.5.9.1).

Significant Areas of Natural and Scientific Interest (ANSI)
There are no Life Science or Earth Science ANSI on the site or on adjacent lands.

Significant Valley Lands
There are no significant valley lands on the site or adjacent lands. The off-site Caledon Creek
watercourse is protected as outlined on the Hydrogeological Impact Assessment.

Subwatershed considerations

The subject site is located within the boundaries of Subwatershed 16 — Caledon Creek. The watershed
borders Subwatershed 18 — Credit River Melville to Forks to the west and is truncated to the south by
the highlands of the Paris Moraine. The Town of Caledon and Credit Valley Conservation jointly
undertook the preparation of a subwatershed study for this area of the Town between 1998 and 2001.
The subwatershed study findings and direction were considered in the preparation of the supporting
technical studies, including the Natural Environment Technical Report (Section 7) and the
Hydrogeological Assessment (Section 8.1.3 and Appendix G).

9.3 conclusion regarding natural heritage resources

There are no significant coastal wetlands, significant woodlands, significant valleylands, significant
areas of natural and scientific interest, coastal wetlands or fish habitat located on the subject site.
Onsite features include significant wildlife habitat and habitat for endangered and threatened species.
Adjacent lands include provincially significant wetlands, significant wildlife habitat and fish habitat.
The environmental work undertaken on behalf of Blueland Farms concluded that there will be no
negative or adverse impacts on adjacent natural heritage features.

Compensation is proposed for the significant wildlife habitat, and staging of extraction will ensure
that disturbance occurs later in the proposed extraction operation. In accordance with the ESA,
habitat compensation will be provided for endangered species habitat which will result in a net
benefit. Increased habitat area following full rehabilitation will provide endangered species (bats,
monarch) and conservation concern species with additional suitable habitat.

The Town of Caledon Official Plan permits consideration of extraction within Other Woodlands, which
includes the woodland on the subject site. The temporary loss of a portion of the woodland will not
diminish the significance of the residual woodland on the site or in the surrounding area. This is due to
the scattered nature of the woodlands, as no contiguous sections are large enough to be considered
significant. The diversity and connectivity of natural features in the area will be restored and enhanced
through the creation of 6.75 hectares (16.7 acres) of naturalized meadows and 3.75 hectares (9.27
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acres) of deciduous and coniferous woodlands. In addition, the created lake will provide important
aquatic habitat and increase the biodiversity of the area.

,‘ O ® O Policy review — Water resources

The purpose of this section is to review applicable policies related to water resources and assess how
policies have been addressed through the development of this application.

10.T Introduction

The PPS requires that planning authorities shall protect, improve or restore the quality and quantity of
water in a number of ways. Related to the consideration of aggregate extraction, the PPS requires that
water resource systems are identified, potential negative impacts be minimized, linkages and related
functions between features are maintained, and implementing necessary restrictions to protect
drinking water supplies and sensitive features. In addition, the PPS provides for the restriction of
development and site alteration in or near sensitive surface water and groundwater features such that
the features and functions are protected, improved or restored.

The Niagara Escarpment Plan similarly requires consideration for the protection of groundwater and
surface water systems at the local and watershed level. Key hydrologic features are to be protected.

The Region of Peel Official Plan contains a suite of policies related to the protection of water resources
that implements the PPS direction. The Region of Peel defers to the local municipalities in terms of
detailed study requirements and policies related to the protection of water resources.

The Town of Caledon Official Plan provides specific direction related to study requirements in order to
ensure an understanding of water resources. The aggregate policies require the submission of a
Water Resources Study that demonstrates water resources will be protected, maintained and, where
applicable, enhanced and that there will be no unacceptable impacts. The policies recommend
monitoring and mitigation programs to ensure protection of water resources.

10.2 Description of resource

The majority of the Blueland Farms property is located within the Paris Moraine. The northern portion
of the property is located within a broader glacial meltwater deposit that in width stretches from the
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Guelph Drumlin field to the north and the Paris Moraine to the south. This is known as the Caledon
Meltwater deposit.

The site is rolling to hilly (hummocky) with the ground surface sloping generally north towards
Caledon Creek. The site consists of a series of small watersheds which drain into local kettle basins and
depressions. A small isolated PSW is located in the eastern central portion of the site and is complexed
with the Star Wetland PSW. The wetland is largely perched above the water table.

Warnock Lake is located northwest of the site and is a Class 1 PSW that is also part of the Star Wetland
Complex. The lake is fed from surface water runoff from tributaries of Caledon Creek and snowmelt.
During the summer, evaporation and recharge cause the lake to shrink into a shallow surface aquifer.

Caledon Creek is located 50 metres northwest of the northern boundary of the subject site and is
intermittent in this area. The Creek flows westerly and partially to Warnock Lake.

A total of 26 well records were reviewed as part of the study. Of those, there are 15 private water wells
located within approximately 500 m of the subject property (not including the onsite well). Three of
the 15 wells are listed as domestic, one is abandoned and the status of the remainder is unknown. Of
the 14 wells (excluding the abandoned well), four are completed into shale bedrock and the rest are
completed within overburden in sandy or gravelly layers ranging in depth from 22 metres to 52
metres. The subject site is located outside of a Wellhead Protection Area, based on the CTC Source
Protection Plan.

1 03 Assessment

A Hydrogeologic Assessment has been prepared by Groundwater Science Corp. / Andrew Pentney in
order to assess the potential for unacceptable impacts on water resources. The study concluded that
based on the results of the impact assessment, potential adverse effects to groundwater and surface
water resources and their uses can be minimized through the use of mitigation strategies. The study
also concluded that based on the proposed extraction plan, monitoring plan and successful
implementation of the mitigation plan and rehabilitation plan, no significant impacts to local natural
environment features or water wells is expected.

Private water well supplies are protected. Based on the relative location of the known wells and the
limited drawdown that is associated with the below water table extraction, no significant change in
water availability at private wells is expected.

The potential for impacts on surrounding water related natural features has been assessed. Many of
the surrounding wetland areas are perched and will not be affected. The catchment areas for the
onsite wetlands is affected however, changes to the water balance are being minimized by the
creation of new catchment areas in the rehabilitated landform.
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Potential effects to up gradient water levels that can result from the creation of a lake are being
mitigated through the continuation of the CSG hydraulic barrier consistent with the approach that
was taken for the existing below water extraction in the adjacent pit.

The recommended mitigation measures contained within the Hydrogeolgic Assessment have been
carried forward and integrated on the ARA Site Plans that will govern extraction and rehabilitation of
the site. The recommendations include a detailed monitoring program with recommended trigger
mechanisms and contingency plans.

In conclusion, the potential impacts of the operation relative to the quality and quantity of
groundwater and surface water have been assessed and there will not be any unacceptable impacts as
a result of the proposed below water table extraction.. The quality and quantity of groundwater and
surface water will be maintained.

,‘ " ® O Policy review — Transportation

The purpose of this section is to review applicable policies related to transportation and assess how
policies have been addressed through the development of this application.

17.7 Introduction

Transportation impacts are an important consideration related to mineral aggregate resource
operations. The PPS recognizes the importance of major roads as providing for the movement of
goods, and the PPS notes that major goods movement corridors include haul routes. The subject site
now has access to a major goods movement corridor (Hwy 10 / Hurontario Street) which shall be
protected for the long term.

The Town of Caledon Official Plan contains detailed policies related to aggregate traffic, and notes
that haul routes for new aggregate operations shall only be located on High Capacity Arterial roads
(except as otherwise provided for). Highway 10 is a High Capacity Arterial Road. The Official Plan also
notes that access to a new or expanded aggregate operation should be via an existing entrance onto a
road identified in Section 5.11.2.5.1 either directly or through the use of an inter-pit road.
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1 12 Assessment

Blueland Farms has reached an agreement with James Dick Construction Limited (JDCL), which will
provide for the use of an inter-pit road from the subject site through the existing Caledon Sand and
Gravel site. This will remove the previously-proposed main pit entrance / exit onto Heart Lake Road.
The inter-pit road will utilize an existing signalized access directly onto Highway 10 / Hurontario
Street.

A Traffic Impact Study has been prepared with this application by The Municipal Infrastructure Group.
The Study assessed the truck generation associated with the proposed operation, both in terms of
crossing Kennedy Road and also exiting from the existing Caledon Sand and Gravel Pit onto Highway
10. It is important to note that the material extracted from the McCormick Pit would not add to the
overall volume extracted at the Caledon Sand and Gravel Pit, as it would simply replace existing
volumes. Therefore, no net truck traffic would be created as a result of the McCormick Pit.

The Traffic Impact Study therefore assessed the continued operation of the crossing of the internal
haul road at Kennedy Road, as well as the main Caledon Sand and Gravel entrance / exit onto
Hurontario Street. The Study was based on the assumption that 75% of the traffic would continue to
travel southbound, with the remaining 25% travelling northbound. A starting year of 2019 was
selected as the baseling, as that is expected to be the commencement of operations at the McCormick
Pit. Growth rates were then applied in order to arrive at predicted traffic levels for 2024 and 2029.

The Traffic Impact Study concluded that on pit start-up, the intersection of Highway 10 and the CSG
access will operate with no critical movements, with no queuing predicted at any of the intersection
approaches. No improvements were identified for the 2019 scenario. Under future conditions, the
impact of added background traffic is apparent during the afternoon peak hour. Critical movements
are identified as the northbound through movement, with the intersection approaching capacity.
However, the low levels of delay do not suggest a need for improvements. The Study concluded that
the peak summertime traffic movements associated with the pit can be accommodated by the use of
the existing Highway 10 access. In addition, the Study found that existing haul routes are acceptable.
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. Policy review - Specific NEP policies

The Niagara Escarpment Plan (NEP) contains both general policies related mineral aggregate
resources, as well as detailed policies that require evaluation when considering applications for new or
expanded aggregate extraction operations. The Plan states that in evaluating applications for
amendment to the NEP to re-designate Escarpment Rural Area to Mineral Resource Extraction Area,
specific matters must be considered.

Section 1.2.1 contains information that must be addressed for any amendment to the NEP, and
Section 1.2.2 specifically addresses requirements related to amendments for Mineral Resource
Extraction Areas. As outlined in Appendix B, the proposed McCormick Pit addresses the requirements
of both these sections. Regarding Section 1.2.1, it is noted that land use designations may be changed
as long as the purpose and objectives of the NEP and NEPDA are met. The purpose of the NEP speaks
to the maintenance of the Escarpment and land in its vicinity substantially as a continuous natural
environment and to ensure only compatible development occurs. Aggregate extraction is a
compatible land use with the Escarpment environment, while the proposed application will ensure
that a continuous natural environment is preserved during operation and enhancement is proposed
through rehabilitation. The objectives of the NEP speak to matters such as protecting unique
ecological and historic areas, maintaining and enhancing streams and water supplies, providing
opportunities for recreation, maintaining and enhancing the open landscape character, and ensuring
new development is compatible with the Escarpment. The proposed operation will protect significant
ecological resources, streams and water supplies as demonstrated in the supporting technical reports.
The proposed operation will be screened during extraction activities, and the open landscape
character restored and enhanced through rehabilitation as demonstrated in the Visual Impact Report
and on the Aggregate Resources Act Site Plans. Implementation of the various recommendations from
the technical reports will also ensure that the proposed development is compatible with the
Escarpment environment.

Regarding Section 1.2.2, it is noted that aggregate operations may be considered within Escarpment
Rural areas subject to an amendment to the NEP. The amendment has been applied for by Blueland
Farms Limited. Section 1.2.2.2 notes that any type of supply / demand or need analysis is not required,
however the site has been investigated and found to have a substantial quantity of aggregate
resources that warrant consideration of extraction. Section 1.2.2.3 speaks to evaluation considerations
such as protection of the Escarpment environment, rehabilitation, protection of agricultural areas, and
opportunities to include rehabilitated lands within the Parks and Open Space system. The proposed
amendment will result in protection of the Escarpment environment as demonstrated in the technical
reports, enhancement as detailed in the Rehabilitation Plan and Natural Environment Technical
Report, and does not include prime agricultural lands.
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Section 1.5 contains policies related to Escarpment Rural Area. As noted in Section 4.2 of this Report,
the area of the Blueland Farms property proposed for aggregate extraction is designated as
Escarpment Rural Area. The criteria for designation speak to minor Escarpment slopes and related
landforms, lands in the vicinity of the Escarpment which are or ecological importance to the
Escarpment or provide an open landscape character, and lands that have potential for enhanced
ecological values through natural succession or proximity to other features. The subject site is
appropriately designated Escarpment Rural Area. One of the objectives of the Escarpment Rural Area
designation is to provide for the consideration of new aggregate operations, which can be
accommodated by an amendment to the NEP.

Part 2 of the NEP outlines criteria that all development within the NEP must meet. Development
criteria related to the proposed McCormick Pit have been reviewed in detail and included in Appendix
B. A summary of the key findings related to each area of interest have been included below for
information.

Section 2.5 of the NEP contains development criteria related to steep slopes. The subject site does not
contain steep slopes or ravines, and there are no impacts on adjacent features.

Section 2.6 of the NEP contains development criteria related to water resources. The Blueland Farms
property contains two small wetlands; however these are located outside the proposed extraction
area for the McCormick Pit. An assessment has been completed to ensure that no impacts are
predicted to these features. No other key hydrologic features are located on the subject site.

Section 2.7 of the NEP contains development criteria related to natural heritage features. As discussed
earlier in this Report, the the subject lands contain significant natural features or key natural heritage
features including the following:

e Significant Wildlife Habitat (species of conservation concern, bat maternity colonies)

e Habitat of Endangered and Threatened Species (roosting trees for eastern small-footed myotis
bat)

Adjacent lands within 120 metres contain Provincially Significant Wetlands (two wetlands part of the
Star PSW Complex), and Fish Habitat (Warnock Lake and Caledon Creek).

The work completed in support of the proposed application ensures that significant natural heritage
features are not negatively impacted through the implementation of appropriate site design and
appropriate mitigation. In addition, enhancement opportunities have been incorporated in the site
operation and rehabilitation.
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Section 2.8 of the NEP addresses agricultural resources. The subject site does not represent an
agricultural area, since the land is primarily identified as Class 6 agricultural lands and is not located
within an agricultural area as defined in the Region of Peel or Town of Caledon Official Plans.

Section 2.9 of the NEP contains detailed criteria related to Mineral Resources. The objective of the
Development Criteria in this section is to ensure that mineral aggregate operations and their
accessory uses are compatible with the Escarpment environment, to support a variety of approaches
to rehabilitation of the natural environment and provide for re-designation that is compatible with the
Escarpment environment. A number of specific development criteria are included in this section
relating to matters such as prohibited natural features, compliance with the Endangered Species Act,
operational considerations, screening and rehabilitation. As discussed in Appendix B, the detailed
criteria related to aggregate operations have been met.

Section 2.10 of the NEP addresses cultural heritage and archaeological resources, and requires that
significant cultural heritage resources are conserved. Based on the work completed in support of this
application, there are no built heritage resources or cultural heritage landscapes located onsite.
Identified archaeological resources will be conserved through avoidance.

Section 2.13 of the NEP contains development criteria related to scenic resources and landform
conservation. A Visual Impact Assessment has been completed in order to assess scenic resources and
visual impacts as a result of the proposed operation. As outlined, it has been concluded that the
proposed development is compatible with the Escarpment environment and will not result in any
unacceptable visual impacts.

As outlined in this report and the detailed table included as Appendix B, the proposed McCormick Pit
conforms to the policies of the Niagara Escarpment Plan.

0 Town of Caledon Zoning By-law

The current Town of Caledon Zoning By-law was adopted by Town of Caledon Council in April 2006,
and came into effect in October2006. The Zoning By-law provides detailed regulations to govern
aspects of land use planning across the Town and builds on the direction contained within the Official
Plan.
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Section 1.1 of Zoning By-law 2006-50 describes the lands that the by-law is applicable to, and notes
that “lands within the Niagara Escarpment Development Control Area, not including the minor urban
centres of Terra Cotta, Cheltenham, Inglewood and Mono Mills” are not governed by By-law 2006-50.

Given that the subject site is located entirely within the Niagara Escarpment Plan Development
Control Area, the Town of Caledon zoning regulations do not apply. As such, no Zoning By-law
Amendment is required to permit the proposed aggregate extraction operation.

o Summary land use planning opinion

The proposed McCormick Pit lands are located southeast of Caledon Village and are adjacent to the
existing Caledon Sand and Gravel Pit (License #6512), which is located immediately east along
Kennedy Road and extends to Highway 10. The subject site is presently used as pasture with some
scattered deciduous vegetation and three agricultural fields along the northern portion of the
property. The surrounding land uses are primarily aggregate, limited agriculture, rural residential and
natural heritage features.

The subject site is recognized in Provincial, Regional and local planning documents for containing
significant sand and gravel resources, and information contained in the applicable technical reports
confirms the presence of approximately 8 million tonnes of aggregate resources. The subject site is in
a location that is close to market and near major Regional and Town roads which provide access to
these markets. The subject site is designated for rural uses, and both the Region of Peel and Town of
Caledon Official Plans provide specific policy direction permitting the consideration of aggregate
extraction on the subject site.

The operational design of the McCormick Pit incorporates the recommendations of the supporting
technical reports prepared for the application, in order to ensure that the pit can operate within
applicable guidelines and minimize social and environmental impacts. Rehabilitation of the proposed
aggregate operation will result in the creation of a lake feature with shallow shoreline areas to be
created around the perimeter to enhance aquatic biodiversity. Naturalized areas and meadows will be
created along the shores of the lake, marsh will be created, and reforestation will occur on the
property. Progressive site rehabilitation will provide wildlife habitat on the site through the creation
of forest, meadow and lake habitat.

The proposed McCormick Pit is consistent with the policies contained within the PPS, which provides
overall direction related to land use compatibility in the Province, and includes policies related to the
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protection of natural heritage resources, water resources, cultural heritage resources, and aggregate
resources. The technical reports prepared in support of the application have evaluated the applicable
resources and land use considerations and concluded that the proposed operation will not cause
negative impacts. The proposed McCormick Pit conforms to the policy direction related to aggregate
resources and is consistent with the PPS.

The policies of the NEP have been considered by the project team during the various studies prepared
in support of the proposal, including the overall direction of the Plan, development criteria related to
various resources, and policy direction specific to aggregate resources. The subject site is designated
Escarpment Rural Area, which has an objective to provide for the consideration of new Mineral
Resource Extraction Areas which can be accommodated by amendment to the Plan. The applicable
amendment requirements and development criteria have been satisfied. Accordingly, the proposal
conforms to the NEP.

The Region of Peel and Town of Caledon Official Plan both identify the subject lands as being located
with an area of high potential mineral aggregate resources (HPMARA and CHPMARA, respectively).
The specific policy direction contained within the Official Plans has been considered in the
development of the proposed aggregate operation. In the Town of Caledon Official Plan, the site is
within an area where aggregate extraction is encouraged, subject to the policies of the Official Plan
which have been satisfied. The proposal conforms to the Region of Peel Official Plan and the Town of
Caledon Official Plan.

The proposed McCormick Pit represents the wise use and management of significant aggregate
resources and is in the public interest. The Official Plan amendment, Niagara Escarpment Plan
amendment, Niagara Escarpment Development Permit, and Aggregate Resources Act licence
applications are appropriate for the development of the subject site. Accordingly, it is concluded that
the proposal to permit an aggregate extraction operation on the subject site is appropriate and
represents good planning.

Respectfully submitted,

N Rhen

Jgfnes D. Parkin, BES, MCIP, RPP NicholasP. Bogaerty BES;MCIP, RPP
artner Senior Planner

MHBC November 2017



Appendix A

Provincial Policy Statement (PPS) — Detailed policy review
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Appendix B

Niagara Escarpment Plan (NEP) - Detailed policy review
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Appendix C

Region of Peel Official Plan — Detailed policy review
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Appendix D

Town of Caledon Official Plan - Detailed policy review
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