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DEVELOPMENT, PARKBRIDGE LIFESTYLE COMMUNITIES, 70 HURON STREET 

COLLINGWOOD, ONTARIO 

Dear Ms. Farrer, 

Golder Associates Ltd. (Golder) was retained by the Town of Collingwood (Town) to provide a peer review of a 

D4 Landfill Impact Assessment report prepared by WSP for the property located at 70 Huron Street in 

Collingwood, Ontario (referred to as the ‘Site’). 

It is understood that the Site was previously used for municipal waste disposal by the Town and operated in the 

1920s to late 1930s, or some 80 to 90 years in the past. Because of this previous land use, the Site is currently 

zoned in the Town’s Zoning Bylaw as REC-7. Prior to development on the Site being approved by the Town, 

this zoning requires that a study be completed in accordance with Ministry of Environment, Conservation and 

Parks (MECP) Guideline D-4: Land Use On or Near Landfills and Dumps. The purpose of a D-4 Study is to 

assess the various ways that the former landfill could potentially have adverse effects on the proposed 

development and/or on the surrounding lands and to recommend appropriate mitigation measures, if required, to 

be implemented as part of the proposed development. Guideline D-4 describes the factors to be considered in 

assessing potential effects from non-operational disposal sites (such as the subject Site) as leachate effects on 

groundwater and surface water, presence of leachate, ground settlement, visual impact, soil quality and landfill 

gas emissions. 

The following reports have been provided to Golder as the basis for this peer review: 

 WSP, February 2018. D-4 Landfill Impact Assessment, 70 Huron Street, Collingwood, Ontario, Parkbridge 

Lifestyle Communities Inc., Project No. 171-04945-00. 

 D.C. Slade Consultants Inc. (DCS), May 2018. Planning Report – Parkbridge Lifestyle Communities Head 

Office – OPA/ZBLA/Site Plan, 70 Huron Street, Town of Collingwood. 
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The purpose of the peer review is to provide an independent opinion on the findings and recommendations 

provided in the WSP report and to advise the Town on matters related to the former use of the Site as a landfill 

and the proposed development. 

Overview of WSP Report 

The following provides a summary of the approach, key findings and conclusions of the WSP report: 

1) A previous Phase 1 and 2 Environmental Site Assessment was completed on the property dated March 2000 

by Henderson Paddon Environmental. The investigation involved 15 test pits. It is reported that no methane 

was detected and the subsurface conditions are described as “landfill ash and underlying sand”. 

2) WSP completed a subsurface investigation between October 2017 and January 2018 consisting of: 4 test 

pits excavated to the bedrock surface (which is at relatively shallow depth on the Site); 16 boreholes at 8 

locations and the installation of 9 groundwater monitoring wells in the shallow or deeper bedrock and 6 

monitors in the shallow subsurface zone to check for methane gas; sampling of groundwater and soil; 

chemical analysis of selected soil samples and groundwater samples for a number of organic and inorganic 

parameters 

3) The subsurface conditions consist of a relatively thin soil layer consisting of topsoil typically overlying a layer 

of fill material and then native sandy silt. These overly the bedrock, which was encountered at depths 

ranging from 0.1 to 1.7 m below ground surface. 

4) The groundwater level was measured to be within the upper portion of the bedrock. Groundwater flow 

direction is reported to be northward in the shallow bedrock zone (monitors at about 4 m depth), and 

eastward in the deeper bedrock zone (in monitors at about 7 m depth). The report also states that 

groundwater flow in the overburden soil is northward. 

5) The O.Reg. 153/04 generic Site Condition Standard selected by WSP as applicable to the Site and the 

proposed development is described in Section 2.3 as Table 6, Non-Potable Groundwater Condition for 

residential, parkland, institutional property uses, reflecting that it is a shallow bedrock site. It is stated that 

Table 6 was selected because “potable water for the area could be derived from groundwater and approval 

for the use of non-potable groundwater standards was not obtained from the Town of Collingwood as part of 

this assessment”. [Note: In a shallow bedrock setting as is present at the Site, Table 6 is actually for Potable 

Groundwater Conditions, i.e., groundwater to be used as water supply; whereas Table 7 is applicable for 

Non-Potable Groundwater Conditions, i.e., municipal water supplied. When evaluating the soil and 

groundwater quality, WSP used Table 6 Standards for commercial/industrial/community development. 

Further discussion on the Site Condition Standards is provided in the following section.] 

6) WSP reports that compared to the Table 6 Standards: in some samples the soil exceeds for zinc and lead 

and a number of Polycyclic Aromatic Hydrocarbon (PAH) compounds; and the groundwater quality at 3 

locations exceeds for one or two of selenium, sodium, antimony and benzene. 

7) No detectable methane concentrations were measured in the shallow gas probes, and so landfill gas is not 

considered to be a concern for the proposed development. 
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8) There does not appear to be significant effects of leachate associated with the former landfill on groundwater 

quality beneath the site, nor is their expected to be significant effects on off-Site groundwater quality due to 

groundwater flow from beneath the Site. 

9) In terms of the soil exceedances of the Table 6 criteria, the report indicates that the fill and native soil 

excavated during development is to remain on the Site within a berm along the east and south Site 

boundaries and be covered with clean fill. Because the proposed commercial development is not a more 

sensitive land use than the currently zoned recreational land use, a Record of Site Condition from the MECP 

is not required under O.Reg. 153/04 as it relates to the presence of contaminated soil or groundwater in 

excess of the applicable Standards. It is suggested that a Screening Level Risk Assessment could be done 

to assess the potential risks to the proposed development associated with leaving soil or groundwater that is 

not in compliance with the applicable generic Standards on the Site and to identify appropriate risk 

management measures for the development, if any. 

Golder Comments on WSP D-4 Study Report 

Following are Golder’s comments on the WSP report and its findings: 

1) The investigation generally encountered a relatively thin layer of fill, then native soil followed by bedrock. 

Also, the ground surface is relatively flat. As such, there is not an elevated area of land representing the 

former landfill. Based on these observations and the presence of PAHs in the overburden materials  

(which are often the result of incomplete combustion), it is inferred that, typical of historic practices, the 

waste was burned during operations and the residue spread across the site. 

2) The basis on which WSP state that groundwater flow in the overburden is towards the north is not apparent, 

since the groundwater level is in the underlying bedrock. The data indicates that groundwater flow in the 

shallow bedrock zone (monitors at 4 m depth) is towards the north. Although the limited groundwater level 

information suggests that groundwater flow in the deeper bedrock (monitors at 7 m depth) may be eastward, 

it is not apparent why there would be a different flow direction between these two bedrock zones. In both 

zones the differences in groundwater elevation across the site is small, resulting in a very gentle gradient 

(slope of the water table) across the site, which complicates the determination of flow direction. In a 

municipal setting where the local groundwater flow direction is often influenced by the presence of sewer 

lines, it is considered reasonable to interpret that groundwater flow is generally northward towards Huron 

Street. As such, any effects from the former landfill on off-Site groundwater quality (due to groundwater flow) 

are likely to be towards Huron Street and the natural open space further north. 

3) In Section 7.5 of the WSP report, reference is made to the “centre of the leachate mound”. The term 

‘leachate mound’ usually refers to a buildup of leachate within the waste because it cannot make its way 

down through the waste and escape through the base of the waste faster than it builds up, and when it 

occurs it is typically when the landfilled waste has been raised up higher than the surrounding ground level. 

Based on the physical condition of the Site and the groundwater levels, a leachate mound is neither 

indicated nor expected at this site. The reason for the WSP reference to it is not apparent. 

4) To utilize Non-Potable generic Standards, O.Reg. 153/04 requires the proponent to obtain approval from the 

municipality on the basis of municipal water supply being available to the proposed development, such that 

there is not reliance on the groundwater from a well for water supply. WSP state that they did not seek this 

approval for purposes of their assessment, so decided to use Table 6 Potable Groundwater Condition 
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(reliant on a groundwater well) Standards for commercial/industrial/community land use to compare the soil 

and groundwater chemistry. In our opinion, this is not the appropriate approach to decide on the applicable 

Standards. The area is fully municipally serviced, as stated in the DCS planning rationale; and if the Town 

was asked to confirm that the proposed Site development will be provided with municipal water and agree to 

use of Non-Potable Standards, it is assumed that the Town would have agreed. As such, it is considered that 

Table 7 Non-Potable Groundwater Condition Standards for commercial/industrial/community land use are 

the applicable generic Standards to use for the assessment of the proposed development at 70 Huron 

Street. 

5) The allowable concentration Standards for parameters in soil and groundwater are either the same as or 

higher for Table 7 than for Table 6. For the parameters that were analysed on soil samples and are indicated 

to be elevated at this Site, the allowable concentrations for Table 7 are the same as for Table 6. As such, the 

exceedances for lead, zinc and PAH compounds in soil remain the same. However, for groundwater the 

allowable Table 7 concentrations for selenium and sodium are higher; as such, what was reported by WSP 

as exceedances at BH17-01a compared to Table 6 are not exceedances of Table 7. The only groundwater 

quality exceedances of Table 7 measured on the Site are antimony at BH17-08a and benzene at BH17-06b. 

6) Although WSP does not differentiate the soil quality between fill material and the native soil, the Table 7 

exceedances for lead, zinc and PAH compounds are present in both fill and native soil. It is noted that the 

PAHs are not elevated in the groundwater, indicating that the PAHs are not mobile and have remained within 

the soil materials. 

7) As described by WSP, methane is produced by the anaerobic (absence of oxygen) decomposition of organic 

materials in the waste. If the waste was burned, the organics would also have been burned or partially 

burned. Considering the age of the waste (80 to 90 years) and its presence in a thin layer, it would be 

expected that decomposition would be long complete. There is no indication of methane at the Site. In view 

of the on-Site measurements and the presence of a relatively shallow groundwater table, the potential for 

methane migration in the subsurface off-Site is considered to be low. As such, the presence of methane is 

not indicated to be a concern to be addressed by the proposed development. 

8) It is agreed that the former waste disposal has limited remnant effects on groundwater quality below the Site; 

regardless, the proposed development will be provided with municipal water supply. 

Summary and Conclusions 

Based on WSP’s D-4 Study report and our interpretation of the data, it is indicated that there are limited remnant 

effects in the subsurface (soil, groundwater, methane gas) as result of the former waste disposal activity on the 

Site some 80 to 90 years ago. The remnant effects are those associated with redevelopment of a typical 

contaminated site, i.e., impacts on soil and groundwater quality. 

The applicable generic soil and groundwater quality Standards for the proposed commercial redevelopment of this 

Site are Table 7 Non-Potable Groundwater Condition Standards for commercial/industrial/community land use. 

The proposed change in land use from recreational to commercial (more sensitive to less sensitive) does not 

require a Record of Site Condition under O.Reg. 153/04. That said, redevelopment leaving impacted soil and 

groundwater on the site as described in the WSP Report, with parameters exceeding that allowable under 

Table 7, is not in accordance with O.Reg. 153/04 requirements. 
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In our opinion, the Town should consider requiring the proponent to address the identified soil and groundwater 

exceedances of Table 7, following an approach as described in O.Reg. 153/04. The proponent could propose to 

remove all soil exceeding Table 7 generic requirements from the Site (noting that in trying to do so it is expected 

to be difficult / impractical to differentiate and identify soil meeting Table 7 from that exceeding Table 7); however, 

this approach would not address the groundwater exceedances. In view of the observed presence, location and 

concentrations of the parameters exceeding Table 7, the proponent could alternatively complete a screening level 

human health Risk Assessment (generally following the procedures but without following strict adherence to 

O.Reg. 153/04 and the associated Ministry review process) to assess the potential risks to the proposed 
redevelopment associated with leaving soil and groundwater exceeding Table 7 Standards on the Site, and to 
identify appropriate risk management measures, if any, for design and/or operations of the proposed commercial 
redevelopment.

Limitations and Use of Report 

This report was prepared for the exclusive use of the Town of Collingwood. No third parties may rely upon this 

report. Any use which a third party makes of this report, or any reliance on or decisions to be made based on it, is 

the sole responsibility of such third party. 

Regulatory criteria are used for comparison purposes only and are not necessarily enforceable on the property 

owner. It should be noted that the results of an investigation of this nature should, in no way, be construed as a 

warranty that the site is free from any and all contamination from past or current practices. 

In evaluating the property, Golder Associates Ltd. has relied in good faith on information provided by others.  

We accept no responsibility for any deficiency, misstatements or inaccuracies contained in this report as a result 

of omission, errors, misinterpretations or fraudulent acts of others. Golder Associates Ltd. accepts no 

responsibility for any reduction in property value, either real or perceived, or for decisions made as a result of the 

reporting of factual information herein. 

If additional information is obtained during future work at the Site, including excavations, borings, or other studies, 

and/or if conditions exposed during construction are different from those encountered in this assessment, Golder 

should be requested to re-evaluate the conclusions presented in this report and provide amendments as required. 

Closure 

We trust the information presented in this report meets your current requirements. Should you have any questions 

or concerns, please do not hesitate to contact us. 

Golder Associates Ltd.  

Paul Smolkin, P.Eng. 

Principal, Senior Geo-environmental Engineer 

PAS/TDR/mvrd 
https://golderassociates.sharepoint.com/sites/30494g/deliverables/18106139-001-l-rev0-d4 review-2018aug30.docx 


