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Statement of Qualifications and Limitations 
 
 
The attached Report (the “Report”) has been prepared by AECOM Canada Ltd.  (“Consultant”) for the benefit of the client (“Client”) in 
accordance with the agreement between Consultant and Client, including the scope of work detailed therein (the “Agreement”). 
 
The information, data, recommendations and conclusions contained in the Report (collectively, the “Information”): 
 

 is subject to the scope, schedule, and other constraints and limitations in the Agreement and the qualifications 
contained in the Report (the “Limitations”); 

 represents Consultant’s professional judgement in light of the Limitations and industry standards for the preparation 
of similar reports; 

 may be based on information provided to Consultant which has not been independently verified; 
 has not been updated since the date of issuance of the Report and its accuracy is limited to the time period and 

circumstances in which it was collected, processed, made or issued; 
 must be read as a whole and sections thereof should not be read out of such context; 
 was prepared for the specific purposes described in the Report and the Agreement; and  
 in the case of subsurface, environmental or geotechnical conditions, may be based on limited testing and on the 

assumption that such conditions are uniform and not variable either geographically or over time. 
 
Consultant shall be entitled to rely upon the accuracy and completeness of information that was provided to it and has no 
obligation to update such information.  Consultant accepts no responsibility for any events or circumstances that may have 
occurred since the date on which the Report was prepared and, in the case of subsurface, environmental or geotechnical 
conditions, is not responsible for any variability in such conditions, geographically or over time. 
 
Consultant agrees that the Report represents its professional judgement as described above and that the Information has been 
prepared for the specific purpose and use described in the Report and the Agreement, but Consultant makes no other 
representations, or any guarantees or warranties whatsoever, whether express or implied, with respect to the Report, the 
Information or any part thereof. 
 
Without in any way limiting the generality of the foregoing, any estimates or opinions regarding probable construction costs or 
construction schedule provided by Consultant represent Consultant’s professional judgement in light of its experience and the 
knowledge and information available to it at the time of preparation. Since Consultant has no control over market or economic 
conditions, prices for construction labour, equipment or materials or bidding procedures, Consultant, its directors, officers and 
employees are not able to, nor do they, make any representations, warranties or guarantees whatsoever, whether express or 
implied, with respect to such estimates or opinions, or their variance from actual construction costs or schedules, and accept no 
responsibility for any loss or damage arising therefrom or in any way related thereto. Persons relying on such estimates or 
opinions do so at their own risk. 
 
Except (1) as agreed to in writing by Consultant and Client; (2) as required by-law; or (3) to the extent used by governmental 
reviewing agencies for the purpose of obtaining permits or approvals, the Report and the Information may be used and relied 
upon only by Client.  
 
Consultant accepts no responsibility, and denies any liability whatsoever, to parties other than Client who may obtain access to 
the Report or the Information for any injury, loss or damage suffered by such parties arising from their use of, reliance upon, or 
decisions or actions based on the Report or any of the Information (“improper use of the Report”), except to the extent those 
parties have obtained the prior written consent of Consultant to use and rely upon the Report and the Information. Any injury, loss 
or damages arising from improper use of the Report shall be borne by the party making such use. 
 
This Statement of Qualifications and Limitations is attached to and forms part of the Report and any use of the Report is subject 
to the terms hereof. 
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October 5, 2015 
 
 
Ms. Catherine Taddo, P. Eng. 
Engineering Department 
City of Sault Ste. Marie 
99 Foster Drive, 5th Floor 
Sault Ste. Marie, ON  P6A 5N1 
 
Dear Ms. Taddo: 
 
Project No: 60117637 
Regarding: City of Sault Ste. Marie Solid Waste Management Environmental Assessment 
 Land Use Impact Assessment 
 
We are pleased to submit our Land Use Impact Assessment Report which has been prepared to 
support a proposed expansion of the existing municipal landfill located on Fifth Line. 
 
The land use impact assessment inventories the land uses within the study area, identifies potential 
impacts the proposed expansion may have relative to relevant MOECC guidelines, City of Sault Ste. 
Marie land use policies and Sault Ste. Marie Regional Conservation Authority regulations and 
develops mitigating measures to address potential impacts. 
 
 
Sincerely, 
AECOM Canada Ltd. 
 
 
 
 
 
Rick Talvitie, P. Eng. 
Manager, Northern Ontario 

RT:nm 

 
Encl. 
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1. Introduction 
This document presents the findings of the land use impact assessment as part of the Environmental Assessment 
(EA) of the proposed expansion of the City of Sault Ste. Marie’s landfill located on Fifth Line.  The proposed project 
includes an expansion of the disposal boundaries to the north and west and a moderate increase in the height of the 
waste.  Landfill mining is also proposed within the western portion of the existing disposal footprint to facilitate the 
construction of a liner to enhance environmental management at the site.  The mining process involves excavation 
of waste within the existing disposal footprint, removing fines and recyclables, transferring the residual waste to a 
new lined cell and lining the mined area to accommodate future waste disposal.  The planned expansion will be 
accommodated within existing City-owned lands. 
 
The land use impact assessment examines and evaluates the potential for land use impacts from the landfill 
expansion.  The assessment was completed with consideration of the existing Official Plan (OP) and Zoning By-law, 
relevant Ministry of Environment and Climate Change (MOECC) guidelines for land uses in the vicinity of operating 
landfills and the historical track record for the existing operating site.  The potential disruption effect on local 
residents and businesses is evaluated as part of the socio-economic assessment.  
 
Following on from this introductory section the report takes on the following format: 
 

 Outline of the methodology and approach to the land use assessment; 
 Description of the study area including a summary of existing land uses in the study area; 
 Evaluation of potential land use impacts; 
 Proposed mitigation; and 
 Net effects and monitoring. 

 
 

2. Methodology 
The approach taken to complete the land use impact assessment was to inventory the land uses within the study 
area, identify potential impacts the proposed expansion may have relative to relevant MOECC guidelines and City of 
Sault Ste. Marie land use policies and guidelines and develop mitigating measures to address potential impacts. 
 
 

3. Detailed Description of the Land Use Environment         
Potentially Affected 

For the purposes of the detailed impact assessment, the “on-site study area” is defined as lands within the preferred 
landfill footprint (existing and expansion areas).  The “site vicinity study area” is defined as all properties lying wholly 
or partially within a 500m radius of the “on-site study area” and the “regional study area” extends an additional 1km 
from the “site vicinity study area” (refer to Figure 1). 
 
All of the lands required for the waste disposal activities and ancillary activities are currently owned by the City of 
Sault Ste. Marie.  The site boundaries are delineated in Figure 1. 
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3.1 On-site Study Area 

The existing land uses within the on-site study area consist of existing waste disposal activities (existing disposal 
footprint), organic processing (ie. leaf and yard waste composting in open windrows, curing and screening compost 
and storage of the final product) and wooded area. 
 
The on-site study area is designated Rural Area in City’s Official Plan and zoned Rural Area (RA) and Rural 
Aggregate Extraction (REX) in the City’s Zoning By-law. A significant proportion of this area is also subject to Special 
Exception 23.   
 
Special Exception 23 allows use as a sanitary landfill where “sanitary landfill site” shall mean a place where waste is 
deposited under controlled conditions including proper compaction and regular covering with an approved cover 
material.  It also may include ancillary operations associated with the landfill site such as, but not limited to, leachate 
collection, site access, storage and maintenance of heavy equipment, weigh scales and monitoring wells. 
 
The current zoning by-law was approved in 2005 and since that time, the City has acquired additional properties 
adjoining the landfill site which has resulted in an expansion of the overall landfill site boundaries.  As a result of the 
more recent acquisitions, a portion of the current site falls outside of the defined Special Exception 23 boundaries 
(refer to Figure 1). A zoning by-law amendment is required to incorporate the full extent of the site under Special 
Exception 23. 
 

3.2 Site Vicinity Study Area 

The site vicinity study area includes all properties lying wholly or partially within a 500 m radius of the proposed 
expansion footprint.  This area coincides with the area of influence of a landfill site as prescribed in MOECC 
Guideline D4 (copy included in Appendix B).  The existing land uses within the site vicinity study area include 
ancillary waste management and disposal activities (ie. weigh scales, leachate collection and management, site 
access, maintenance and storage of heavy equipment, administration offices, public drop-off for waste and 
recyclables, landfill gas blower station and flare), residential (single family homes), recreational (campground), 
aggregate extraction operations, and contractor’s yards.   
 
Within the Official Plan and Zoning By-Law all of these properties are designated Rural Area and zoned Rural Area, 
Rural Precambrian Uplands, Environmental Management, Rural Aggregate Extraction and Highway.  In addition the 
following Special Exceptions apply within this area; S-11, S-23, S-113, S-228, S-233, S-239, S-303.  Copies of the 
special exceptions are included in Appendix C. 
 
The proposed expansion of the site will result in a moderate increase in the site’s area of influence as defined in 
MOECC Guideline D4 and illustrated in Figure 1.  There are a total of 12 properties located within the site’s 
expanded area of influence that are not included in the existing site’s area of influence.  These properties are 
summarized in Table 1. 
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    Table 1. Land uses in Expanded Area of Influence 

Current Land Use Quantity Zoning 

Residential 8 Rural Area and Aggregate Extraction 

Contractor Yard/Aggregate Extraction 2 Rural Area and Aggregate Extraction 

Vacant/inactive (includes a former race 
track) 

2 Rural Area and Aggregate Extraction 

                             Note: in cases where a property includes a residence and business it has been classified as residential in this table. 

 
The vast majority of the “landfill site” (all properties owned by the City that comprise the entire site) is included within 
the on-site or site vicinity study area and as noted in the forgoing section, Special Exception 23 allows use as a 
sanitary landfill.  However, a relatively small portion of the existing site which will accommodate a portion of the 
expanded disposal footprint and some of the future ancillary waste management facilities lies outside of the Special 
Exception 23 boundaries.  A zoning by-law amendment is required to expand the Special Exception 23 boundaries 
to include all future disposal activities and associated ancillary waste management functions. 
 

3.3 Regional Study Area 

The regional study area consists of all properties outside of the site vicinity study area and lying wholly or partially 
within a 1 km radius from the site vicinity study area.  Although the northern portion of the landfill site (i.e. north of 
Canon Creek) lies within this area, there is no planned waste disposal or ancillary waste management functions 
within this area.  This northern area of the site serves as buffer lands only. 
 
There is a broad mix of land uses within the regional study area.  Within the Official Plan all of these properties are 
designated Rural Area.  Zoning includes Rural Area, Environmental Management, Rural Aggregate Extraction, Rural 
Precambrian Uplands, Highway, Estate Residential, Mobile Home Residential and Parks and Recreation.   
 
All of these properties are beyond the prescribed 500m influence area of a landfill site as outlined in MOECC 
Guideline D4.   There are no anticipated land use impacts within this area. 
 
 

4. Evaluation of Potential Land Use Impacts 
Land use planning in Ontario is generally guided by a hierarchical system starting with the Provincial Policy 
Statement 2014 and followed by Municipal Official Plans and Zoning By-Laws.  The MOECC also publishes 
Guidelines specific to land use planning for landfill sites.  These include Guideline D1: Land Use Compatibility and 
Guideline D4: Land Use On or Near Landfills and Dumps (refer to Appendix B).  Lastly, a portion of the landfill site is 
included in the Sault Ste. Marie Regional Conservation Authority (SSMRCA) regulated area which may also impact 
the site development.  Each of these guidance documents is discussed in the following subsections. 
 

4.1 Provincial and City Planning Policies 

The Provincial and City Planning policies have been established to guide planning and development decision 
making and to protect sensitive resources.  The City’s Official Plan incorporates a number of policies which could 
potentially impact the proposed expansion of the landfill.  The relevant sections of the Official Plan are included in 
Appendix A and summarized below (Note: the Provincial Policy Statement incorporates similar provisions): 
 

 Section 2.4 - Heritage; 
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 Section 3.2- Natural Heritage Features; 
 Section 3.6 - Fish Habitat; and 
 Section 4.1 - Groundwater Recharge Protection Area. 

Each of these policies is addressed in the following paragraphs. 
 
Heritage 
 
The Official Plan policy indicates that an Archaeological Impact Assessment is required for development that may 
impact medium to high potential archaeological sites.  The proposed landfill expansion extends into areas that were 
previously identified as having archaeological potential.  In accordance with Official Plan policies, a Stage 1 and 2 
archaeological assessment was completed in accordance with the requirements of the Ontario Heritage Act (R.S.O. 
1990), the Environmental Assessment Act (R.S.O. 1990), the Standards and Guidelines for Consultant 
Archaeologists (2011) and the Planning Act (R.S.O. 1990).  The work was performed under the Professional 
Archaeological License of Luke Dalla Bona (P065).  
 
Through the study process, no archaeological sites were found and the study concluded that no further 
archaeological assessment of the property is required.  Refer to the full Stage 1 and 2 Archaeological Assessment 
Report for further details. 
 
Natural Heritage Features and Fish Habitat 
 
The City’s Official Plan Schedule A identifies natural resources and environmental constraints.  The natural features 
are categorized as Category 1 or Category 2 based on their significance.  No development is permitted in Category 
1 natural features or areas.  The proposed landfill expansion is in an area that includes some Category 2 natural 
features.   
 
Fish habitat is also classified as Type 1, 2 or 3 and similarly no development is permitted in Type 1 habitat.  Portions 
of Canon Creek and Root River run through the landfill site and are situated adjacent to the disposal footprint.  Both 
of these water courses are identified as Type 2 or 3 fish habitat in the City’s Official Plan.    
 
Official Plan policy indicates that an Environmental Impact Study is required to assess possible impacts of new 
development proposed within or adjacent to Category 2 natural features or within or adjacent to Type 2 or 3 fish 
habitat.  In accordance with Official Plan policies, a “Natural Heritage Impact Assessment” was completed, the scope 
of which included vegetation, wildlife and aquatic life. 
 
The study concluded that with the implementation of the recommended mitigation strategies, adverse effects on the 
natural environment can be avoided or minimized.  Refer to Section 5 of this report and the full Natural Heritage 
Impact Assessment Report for further details. 
 
Groundwater Recharge Protection Area 
 
The landfill site is situated within the City’s Groundwater Recharge Protection Area and the Source Water Protection 
Plan (SWPP) identifies this area as a future moderate and low threat.  The SWPP encourages the City to include 
specific policies, in its Official Plan, to manage specific activities to protect this resource.   
 
The City’s Official Plan specifically addresses this matter under Section 4.1 entitled “Groundwater Recharge 
Protection Area” which prescribes specific policies for the management and storage of fuel and chemicals, vehicle 
maintenance, repair and storage, spill response, and storm water management.  Given that the landfill site 
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operations include many of these prescribed activities, these policies are relevant to the existing site and the 
proposed site expansion. 
 

4.2 MOECC Guidelines 

The principle objective of MOECC Guideline D1 is to minimize or prevent, through the use of buffers, the exposure 
of any person, property, plant, or animal life to adverse effects associated with the operation of specified facilities.  It 
is intended to apply when a change in land use is proposed and a sensitive land use is within an area of influence.  
This Guideline is relevant as a zoning change is required to facilitate the proposed expansion and sensitive land 
uses exist within the expanded area of influence. 
 
Guideline D-4 prescribes the specific area of influence that applies for a landfill site and is used to confirm whether a 
potential compatibility concern exists with proposed changes in land use.  D-4 specifies restrictions and controls on 
land use that the MOECC wishes to see implemented in the vicinity of landfills in order to protect the health, safety, 
convenience and welfare of residents near the facility. 
 
D-4 prescribes land uses that are considered sensitive to landfilling operations and those that are considered 
compatible with landfill operations. 
 
For landfill sites where technical controls for leachate and landfill gas are required surrounding a fill area no land use 
may take place within 30m of the perimeter.  The proposed expanded landfill configuration respects this minimum 
separation distance. 
 
In addition the MOECC considers the most significant contaminant discharges and visual problems to typically occur 
within 500m of the perimeter of the fill area.  For the purposes of this proposal the site vicinity study area reflects this 
area of influence as prescribed by the MOECC.   
 
The area of influence associated with the existing fill area is similar to the area of influence for the proposed  
expanded fill area.  The principle impact of the proposed expansion is an expansion of the area of influence 
westerly.  As noted in Section 3.2, there are 12 additional properties that are incorporated into the expanded Area of 
Influence.  The additional properties that are included in the area of influence are shown in Figure 1 and summarized 
in Table 1.  Photos taken from the street line for each impacted property are included in Appendix D. 
 
In accordance with Guideline D-1, adequate separation based on the facility’s influence area is the preferred method 
of mitigating adverse effects. In cases where the required separation is not available, potential compatibility 
problems need to be addressed through the completion of studies to assess the level of impact and develop 
appropriate mitigation (refer to Section 5.0 of this report). 
 

4.3 Sault Ste. Marie Regional Conservation Area (SSMRCA) 

Portions of the landfill site are situated within an area subject to the regulation of development, interference with 
wetlands and alterations to shorelines and watercourses administered by the SSMRCA.  The regulation is intended 
to control flooding, erosion, dynamic beaches, pollution or the conservation of land.  A permit is required prior to 
proceeding with any development in the regulated areas.  Refer to Section 5 of this report and the Surface Water 
Impact Assessment and Mitigation Report.   
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5. Proposed Mitigation 
There are approximately 18 properties located within the site’s existing area of influence.  The majority of the uses 
within the existing area of influence are sensitive.  The proposed expansion will result in an additional 12 properties 
within the area of influence of the expanded site, 8 of which are considered sensitive. 
 
The site has been operating for many years with sensitive uses within the existing area of influence.  The proponent 
has been cognizant of these sensitive uses and has adopted an operating approach that includes continual 
improvement in mitigating nuisance impacts.  The City’s commitment to mitigate impacts is demonstrated by the 
moderate number of documented complaints (ie. average of 10 per year over the period 2009-2013).   
 
Over time the best management tools and approaches available to mitigate nuisance effects have improved.  The 
proposal to expand the existing facility will support additional municipal investment to further enhance the controls 
and mitigating measures that presently exist for the existing site.   
 
In accordance with MOECC Guidelines and City planning policies the City has also undertaken specific focused 
studies to assess the level of impact to sensitive land uses within the area of influence and to develop effective 
mitigating measures.  Details of the mitigating measures are summarized in the following subsections and are more 
fully explained in the relevant discipline study reports prepared in conjunction with this Environmental Assessment. 
 

5.1 Official Plan Policies 

As noted in Section 4.1 of this report there are a number of official plan policies which may impact the proposed 
expansion.  Specific mitigating measures relevant to each of the policies are summarized in the following 
paragraphs. 
 
Archaeological Potential 
 
Although no specific mitigating measures were identified through the Stage 1 and 2 Archaeological reporting the 
construction contract will included provisions to stop work should any heritage resources be discovered during the 
excavation activities. 
 
Natural Heritage Features and Fish Habitat 
 
Potential direct impacts identified through the Natural Heritage Impact Assessment included woodland and meadow 
vegetation removal, loss of wildlife habitat, incidental wildlife mortality and erosion and sedimentation effects.  In 
addition, potential indirect effects identified included operational disturbance to wildlife and ecological linkages, 
operational aquatic effects and colonization of exotic invasive species.   
 
To address these potential effects the following mitigation strategies were identified: 

 Woodland edge management; 
 Wildlife impact mitigation during construction; 
 Erosion and sediment control; 
 Storm water management and leachate collection system; and 
 Environmental monitoring. 

Details regarding these mitigating strategies are included in the Natural Heritage Impact Assessment Report. 
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Groundwater Recharge Protection Area 
 
Recognizing that the existing and expanded landfill site includes fuel storage and handling, and vehicle 
maintenance, repair and storage, specific operating procedures will be included in the Design and Operations Report 
to mitigate potential impacts from these activities.  In addition the Official Plan policies also identify a need for a spill 
response action plan which is to be reviewed and updated annually.  The existing Spills and Hazardous Materials 
Policy which includes provisions for annual reviews and employee training is attached in Appendix E. 
 
In conjunction with the proposed site expansion the site’s storm water management plan has also been updated to 
reflect site configuration changes and to enhance storm water quality leaving the site.  The plan respects the 
requirement of the Official Plan and includes the collection, storage and treatment to remove contaminants prior to 
discharge to the environment.  Details are included in the Storm Water Management Impact Assessment Report. 
 

5.2 MOECC Guidelines 

Sensitive land uses, as defined by the MOECC, exist within the area of influence of the existing site and expanded 
site.  As noted in Section 3.2 there 12 additional properties within the expanded area of influence.  Of the 12 
properties, 8 of them are residential and considered sensitive.  In order to address potential impacts the following 
detailed impact assessment studies have been completed: 
 

 Air Quality and Odour Impact; 
 Noise Impact; 
 Hydrogeological (groundwater) Impact; 
 Traffic Impact; 
 Socio-Economic Impact;  
 Visual Impact; and  
 Surface Water Impact. 

The impacts identified through these studies and the proposed mitigation are summarized in Table 2.  The individual 
discipline study reports should be referenced for specific details of the anticipated impacts and proposed mitigation. 
 

Table 2. Proposed Mitigation for Sensitive Uses within the Area of Influence 

Identified Impact Proposed Mitigation Reference Document 

Air Quality - air quality can be 

impacted from combustion of fuels 
and from the generation of dust and 
particulate matter on site. 

 No significant impacts are anticipated.  

 Air quality modeling completed to predict pollutant 
concentrations for near-by off-property receptors 
indicated that there were no exceedances of relevant 
provincial air quality criteria anticipated.   

Sault Ste. Marie Solid Waste 

Environmental Assessment Air 
Quality and Odour Impact 
Assessment 

Odour – odours can be generated 
from normal landfill operations 

including tipping, spreading and 
compacting waste.  Experience at this 
site indicates principle odour 
generators are biosolids disposal and 
landfill gas.  Landfill mining is also 
expected to be a principle short term 

odour generator. 

 Develop and implement a comprehensive odour 
management plan incorporating best management 

practices.  
 Keep the working face as small as possible and apply 

cover daily.   
 Minimize waste storage time and develop and employ 

special practices for highly odourous waste.  
 Adjust operations and/or mitigative actions based on 

meteorological conditions.  
 Continue operation of the active landfill gas collection 

Sault Ste. Marie Solid Waste 
Environmental Assessment Air 

Quality and Odour Impact 
Assessment 
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Identified Impact Proposed Mitigation Reference Document 

system and implement staged expansion in conjunction 
with the development of each cell. 

 Construct an on-site biosolids processing facility 
incorporating odour control equipment. 

 By-pass screening of highly odourous mined waste and 

avoid mining in areas with perched leachate. 
 Use chemical and/or biological treatment to mitigate 

odours. 
 Use an experienced Contractor with a good track 

record for the mining process.  
 Maintain an effective and responsive odour complaint 

procedure. 
 Undertake regular odour monitoring and site 

inspections. 
 Ensure employees are properly trained in standard 

operating procedures.  

Noise – the operations at the 

expanded site will closely match the 
current operations.  There will 
however be additional construction 
activities associated with future cell 
development and the site will be 
reconfigured over time which will 

result in some operations (eg. 
composting) in closer proximity to 
sensitive receptors. 

 Noise modeling was completed to predict noise levels 

at near-by off-property receptors. 
 Based on the modeling completed there are no 

anticipated exceedances of relevant provincial noise 
criteria provided a minimum 2.5m high berm is 
constructed adjacent to the future composting 
operations. 

Sault Ste. Marie Solid Waste 

Environmental Assessment Noise 
Impact Assessment 

Hydrogeological – the infiltration of 
precipitation through waste can 

impact groundwater quality. 

 The existing horizontal leachate collection system along 
the south and south-east periphery of the existing 

disposal footprint will be maintained and replaced if 
necessary. 

 The proposed expansion and mined areas include a 
complete underdrain leachate collection system and 
composite liner system. 

 A horizontal north-south collector or new purge wells 

have been identified as a contingency measure along 
the western limit of the expanded disposal area to 
address, if necessary, remnant impacts from the 
existing site and provide a contingency for the 
expanded area. 

 The existing monitoring program will be expanded to 

include the expanded disposal footprint. 
 Effective contingencies have been identified including: 

o A predictive monitoring program to identify 
possible issues or concerns in advance. 

o Extension of the downstream contaminant 
attenuation zone (CAZ); 

o Extension of potable water service easterly 
along Fifth Line to Highway 17 (Note: potable 

Sault Ste. Marie Solid Waste 
Environmental Assessment 

Hydrogeological Impact Assessment 
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Identified Impact Proposed Mitigation Reference Document 

water service is currently provided to all 
properties along Fifth Line west of the landfill 
site) or annual water quality monitoring of nearby 
wells.   

Traffic – changes in traffic patterns or 

volumes could impact transportation 
infrastructure and safety in the area. 

 Traffic volumes have been stable at moderate levels for 
many years and are not expected to increase 
significantly. 

 No significant impacts anticipated. 
 Monitoring included to address any significant changes 

in traffic volumes or operations. 

Sault Ste. Marie Solid Waste 

Environmental Assessment Traffic 
Impact Assessment 

Socio-Economic - Nuisance effects 

from both construction and operations 
at the landfill may disrupt the extent 
people can use and enjoy their 
property or public spaces (both inside 
and outside).  It may also result in a 
downturn in customers for 

businesses. Major concerns included 
noise, odour, traffic, increased vermin 
and wildlife (rats, gulls, bears etc.).  In 
addition there is a perception that 
private well water quality may be 
adversely impacted due to the 

presence of the landfill site. 

 Refer to mitigation measures detailed in this table under 

Air Quality, Odour, Noise, Hydrogeological and Traffic.   
 On-going engagement with the public.  
 Best management practices Vermin Management Plan 

will be developed and detailed in the Design and 
Operations report. 
 

Sault Ste. Marie Solid Waste 

Environmental Assessment Socio-
Economic Impact Assessment 
 

Aesthetics – the disposal footprint 
will be expanded to the north and 
west and will be moderately higher 
than the existing fill area. 

The expanded site is visible from 
small sections of Fifth Line at the 
hydro easement cross over and an 
existing residential property located 
adjacent to the south west edge of the 
site. 

 The site is generally not visible from the east, west and 
north. 

 The existing mature trees along the Fifth Line will be 
retained in the future site plan and will continue to 

provide effective visual buffers. 
 Vegetative treatments will be introduced at strategic 

locations to screen sporadic views from the south and 
south-west. 

 A native grass and wildflower mixture will be used as a 
vegetative cap on the final landform. 

 Reforestation will be completed in several areas to 
compensate for the loss of existing vegetation.  

Sault Ste. Marie Solid Waste 
Environmental Assessment Visual 
Impact Assessment 

Storm Water Management – the 
City’s Official Plan and Stormwater 
Management Guidelines include 
specific policies or guidelines 
regarding the management of storm 

water.  In addition portions of the site 
are subject to regulations 
administered through the Sault Ste. 
Marie Regional Conservation 
Authority.   

 On-site storm water management will be achieved 
through a series of ditches and culverts leading to one 
of four single stage storm water management ponds.  
The ponds are designed to reduce total suspended 
solids loading and to provide emergency leachate/spill 

containment.  The ponds will include emergency flow 
control systems at their outlet to allow storage of runoff 
in case of surface water contamination by leachate or 
on-site spills.  Effluent quality monitoring will also be 
included. 

 No water quantity impacts are anticipated since the 

Sault Ste. Marie Landfill Surface 
Water Impact Assessment and 
Mitigation Report 
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peak flow from the site is significantly smaller than 
those of the receiving watercourses and the on-site 
peak does not coincide with the water courses peaks. 

 The site development is planned to occur outside of the 
100 year floodline.    

                             . 

In addition to the mitigation measures included in Table 2, historically, the City has purchased several properties in 
the vicinity of the landfill site at market prices with the objective of increasing the buffer lands surrounding the site.  
The City will consider the acquisition of additional properties at market value, within the site vicinity area as they 
become available.  This will continue to be implemented on a long term basis to further enhance mitigation of 
nuisance impacts.  Furthermore, any future development of vacant properties or redevelopment of existing 
developed properties that require City Planning Division approval will include consideration of MOECC Guideline D4. 
 
The City plans to proceed with the necessary property rezoning following the receipt of EA Act approval.  The 
rezoning is required for the hatched area shown in Figure 1 that is presently excluded from Special Exception 23.  
 
 

6. Net Effects and Monitoring 
There are approximately 18 properties located within the site’s existing area of influence.  The majority of the uses 
within the existing area of influence are sensitive.  The proposed expansion will result in an additional 12 properties 
within the area of influence of the expanded site, 8 of which are considered sensitive. 
 
In accordance with Guideline D-1, adequate separation based on the facility’s influence area is the preferred method 
of mitigating adverse effects. In cases where the required separation is not available, potential compatibility 
problems need to be addressed through the completion of studies to assess the level of impact and develop 
appropriate mitigation which is summarized in Section 5 of this report. 
 
Although some adverse effects are anticipated with the proposed landfill expansion, the detailed studies concluded 
that no significant net adverse effects are anticipated with the implementation of the proposed mitigating measures.  
In addition to the mitigating measures summarized in Section 5 and detailed in the individual discipline reports, 
monitoring is also proposed to ensure the predicted effects are not exceeded.  The monitoring activities are included 
in the individual discipline reports where relevant.  
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         Appendix A  
 
 
 
               SWPP and OP Excerpts 
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                MOECC Guidelines D1 and D4 
 
 













































AECOM City of Sault Ste. Marie  Sault Ste. Marie Solid Waste Environmental 
Assessment - Land Use Impact Assessment 

 

C.Docx 1  

 
 
 
         Appendix C  
 
 
 
             Special Exceptions                
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______________________________________________________________________________________ 

11 (200) TENT AND TRAVEL TRAILER PARK  5TH LINE AND GREAT 
NORTHERN ROAD 

Notwithstanding the provisions of By-law 2005-
Sch. 205 hereto, which lands are more particularly described as part of the NE ¼, Sec.18, Tarentorus, land 
may be used and buildings erected and used thereon for purposes of a travel trailer park, subject to the 
following conditions: 

1. Definitions 
 means a trailer designed and equipped for travel, recreational and vacation uses 

and for seasonal or temporary occupancy only; 
 means a trailer camp which has been planned and improved for the 

placement of tents, travel trailers and other recreational vehicles of transient use; and  
  means a parcel of land intended to be used by one recreational vehicle or tent. 

2. Trailer lots limited: Maximum number of trailer lots  250 
3. P.R. Zone special regulations 

In the Parks and Recreation Zone, shown outlin
structures, placement or removal of fill of any kind, the use of the land for trailer lots or for the 
parking of any travel trailer or tent is prohibited. 

4. Vehicular Access 
Three points of vehicular access only shall be permitted, which points of access shall be located on 
the 5th Line Rd. in the approx. locations shown therefore on Sch. 205 hereto. 

______________________________________________________________________________________ 
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       Photos of Properties in Expanded Area of Influence                 
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         Spills and Hazardous Materials Management Plan                 
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                Spills and Hazardous Materials Policy
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