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Attachment 2 - Item 11C

Corman Park

Council Planning Report — Item 9A

Asphalt Plant Regulations — Delta Construction Rezoning Application — NW 4-38-5-W3 —
Division 6

Background:

At the September 20, 2021 Council meeting, Council approved the Delta Construction rezoning
application subject to conditions and held a public hearing and gave 2™ reading of the rezoning
bylaw (Bylaw 42/21) at the October 25, 2021 Council meeting. Council’s approval is below:

Froese-Kooijenga: That the application of Delta Construction Group Inc. to rezone NW 4-38-5-
W3 Plan 83S22551 Ext 1 from D-Light Industrial 1 District to D-Heavy Industrial 2 District by
contract be APPROVED subiject to:

i. Bylaw 42/21 receiving Ministerial approval from the Ministry of Government Relations;
ii.  The applicant entering into a contract zoning agreement with the R.M. of Corman Park
defining the development and operational details for the site including:

a) Limiting the uses to a construction yard as the principal use, with accessory uses
consisting of a landscaping service and a mobile asphalt batch plant with limited
production;

b) Limiting the initial contract term to a 15 year period with any written request for an
extension being considered from the presiding municipal jurisdiction based on the
following factors:

iii.  The anticipated timing of urban development;

iv.  An evaluation of the proponent’s adherence to the terms of approval;

v. Visual aesthetics; and

vi.  The frequency and severity of written complaints concerning the operation of the asphalt
batch plant from adjacent and nearby properties;

a) Limiting the operation of the asphalt batch plant on the site up to a maximum of 20 days
per year,;

b) The asphalt batch plant is to be mobile and of the highest environmental standard, meeting
or exceeding the environmental performance of current, contemporary mobile asphalt
plants;

c) Ensuring that there is no contamination entering the ground or groundwater from the
operation of the asphalt batch plant;

d) Storage piles are to not to exceed 5 metres in the height;

e) Upon expiration of the contract, the proponent shall remediate the site to an urban light
industrial standard, ensuring the site is free of any potential contaminants that may occur
as a result of the on-site asphalt production process or other activities, at the sole expense
of the developer;

vii.  The applicant being solely responsible for all costs of the rezoning application;

viii. ~ Obtaining the necessary approvals and complying with the requirements and
recommendations of all government ministries and agencies including but not limited to
the Ministry of Environment, Water Security Agency, Ministry of Parks, Culture and Sport,
and the Saskatchewan Health Authority;



ix.  The construction of any buildings on site shall require the approval of a development
permit and building permit from the R.M. of Corman Park;

X.  Notice of the proposed rezoning and public hearing to all property owners within a mile of
the subject site to comply with R.M. of Corman Park policy PD-001;

xi.  That R.M. Administration submit a report to the District Planning Commission at the
November meeting detailing the written and verbal comments received from the Public
Hearing for Bylaw 42/21;

xii.  Prior to release of a development permit the applicant must provide:

a. a site transition plan identifying how site servicing, access, landscaping, buffers, and
screening will transition to urban development and be maintained due to impacts by the
future Saskatoon Freeway; and

b. A detailed engineered drainage plan incorporating City of Saskatoon design standards.

CARRIED UNANIMOUSLY

Prior to considering 3" reading, it was requested that further information be provided determining
the Ministry of Environment (Ministry) requirements related to asphalt plant environmental
standards, specifically air quality controls.

R.M. Administration has since determined these standards and recommends that the original
approval resolution be amended before 3™ reading is approved.

Analysis:

The applicant’s consultant, Associated Engineering (AE), reached out to the Ministry to request
clarity on air quality controls. It was confirmed that the applicant will require all approvals from
the Ministry before a development permit is issued, which may include a baghouse filter if
necessary (see attached memo).

R.M. Administration also reached out to the Ministry to determine if a baghouse is a minimum
requirement and determined that baghouses are not required, but rather a cyclone is required as
a minimum standard. While a cyclone removes many particulates from the emissions through
vacuum/vortex mechanics, a baghouse is more efficient at removing and filtering smaller
particulates.

Through further discussions with adjacent neighbor Jim Boire, he indicated that baghouses are a
requirement for all asphalt plants operating within the City of Saskatoon.

Baghouses act as attachments to asphalt plants and could potentially range between $50,000
and $100,000 depending on the classification of the asphalt plant that it will be attached to.

It was discussed with the applicant if they would consider a baghouse filter addition and they had
concerns since it wasn’'t a minimum requirement of the Ministry.

It should be noted that the original approval recommendation included a clause that “The asphalt
batch plant is to be the highest environmental standard, meeting or exceeding the environmental
performance of current, contemporary mobile asphalt plants.” Requiring the asphalt plant to be
equipped with a baghouse would meet this requirement, reduce pollution, satisfy neighboring
businesses, and provide ease of transition into future urban growth by meeting current urban
standards.



R.M. Administration recommends the asphalt be equipped with a baghouse when operating on
all properties within the R.M. of Corman Park. Offsite locations, outside of Corman Park, would
have to follow any applicable municipal and provincial regulations. If the municipality did not
require a baghouse for use in that municipality, then it would not be required.

Council could also decide to not require a baghouse at all, or only require the baghouse to remain
only when the plant is operational on the subject lands.

Recommendation:

“That Third Reading be given to Bylaw 42/21 subject to condition vi. b) of the September 20, 2021
resolution for Delta Construction be amended as follows:

The asphalt batch plant is to be mobile and of the highest environmental standard, meeting or
exceeding the environmental performance of current, contemporary mobile asphalt plants,
including the installation of a baghouse to reduce emissions when operating on all properties
within the R.M. of Corman Park’.”
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Adam Toth

Senior Planner

Rural Municipality of Corman Park Mo. 344
Delivered by Email

Re:  PUBLIC HEARING
PROPOSED BYLAW 42/21

Dear Mr. Toth:

In response to the direction provided by the RM Council at its October 25, 2021, meeting a meeting
was held with Kevin Crittenden, an Environmental Protection Officer with the Ministry of Environment
on Friday, Movember 5, 2021, to discuss the permitting requirements and operational standards that
apply to a mobile asphalt batch plant.

It is our understanding that the reason for the deferral of approval of the proposed zoning contract was
to enable the RM Administration to confirm that the operation of a mobile asphalt plant could
legitimately operate on the site and to better define the vanous forms of approval and operational
specifications that would be applied to this use.

The following information is provided recognizing that the operation of a mobile asphalt plant on the
subject property is not prohibited subject to the operator receiving a development permit from the host
municipality and complying with the general and specific requirements for mobile asphalt plants as
represented within the Environmental Guideline for Asphalt Plants (The Guidelines).

As represented in our chent's COR submission, Delta Construction does not currently own an asphalt
plant and has no immediate plans to purchase one. The application presented to support the rezoning
of their property represents their immediate and long-term goals for the development and use of the
property. This application is intended to secure general approval for potential uses on the site as
described by your zoning bylaw. We understand that the initiation of any specific use on the site
including the operation of an asphalt plant would require the issuance of a development permit which
provides the RM with sufficient opportunity to regulate the use as per the information provided in this
communication. The standards and approvals represented in this communication are anticipated to be
represented in the contract and used by the RM to evaluate and not guarantee the issuance of a future
development permit.

The Guidelines state that the operation of an asphalt plant does not require a permit according to the
Clean Air Act, Clean Air Regulations or the Saskatchewan Environmental Code. Furthermore, the

A Carban . BEST
Heutra v - MANAGED
Comnan D COMPANIES

FBzzoceng-My_Tharepoint Com/Personal/Delaineyt_&e_Ca/Documeniz/Project FilesCorman Park/Defta Construction fubmiz
ing Submiszien 20211105 Docx



Associated
Engineering

N gu— Movember 5, 2021
I "rmx- Adam Toth

Page 2

Environmental Management and Protection Act “*does not consider stationary or mobile asphalt plans to
be an ‘industrial activity' as defined within the Act”.

Based upon our meeting and the Guidelines, there are two potential situations where the proposed use
waoulld require additional provincial approvals beyond the above-noted municipal development permit.
These include the following:

1. The Hazardous Substances and Waste Dangerous Goods Repulations

The Ministry of Environment must approve the construction of any facility intended to handle
hazardous substances or waste dangerous goods. Examples of potentially hazardous substances
associated with asphalt plants include diesel, asphalt and waste ocil. Before issuing a development
permit to enable the operation of a mobile asphalt plant on the site, the proponent will be required to
demonstrate that a permit is not required or provide evidence that a permit has been issued from the
Ministry of Environment according to this regulation.

2. The Environmental Aszessment Act

An Environmental Impact Assessment is required to be prepared and submitted to the MOE to support
the issuance of approval where a proposed activity is determined to be considered a "development™ by
a qualified person. Before issuing a development permit to enable the operation of a mobile asphalt
plant on the site, the proponent will be required to provide a written opinion from a gualified person
that the proposed operation of the plant is not considered a "development” or provide evidence that a
permit has been issued from the Ministry of Environment according to this Act.

In addition to providing the above-noted evidence of compliance, we anticipate that our client will be
required in conjunction with a development permit application to provide detailed specifications for
the proposed asphalt plant to the RM demonstrating that the plant will be equipped with a baghouse
filter that limits emissions of total particulate matter from the dry exhaust stack to a maximum
concentration of 0.25 grams per cubic meter. Further investigation confirms that this form of pollution
control is routinely included in modern plants.

It is our understanding that the current draft contract already includes the requirement to maintain and
annually submit operational logs to the RM as defined in the Guidelines. This submission is expected to
be prowvided to support a development permit application and in conjunction with the purchase of a
plant and before any operation of the plant on the subject property.

Our client acknowledges that further submizsions will be needed to support the issuance of a
development permit in the future once they have decided to commit to the purchase and operation of
an asphalt plant. The potential operation of an asphalt plant on this property is only a minor component
of the overall use of the property as a construction vard. In the opinion of our client, the approval of
Bylaw 42/21 does not constitute approval of the operation of the asphalt plant on this site and the
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development permit process offers an opportunity for additional regulation and municipal oversite to
be provided as defined in the zoning contract.

¥iiirs. truly,

=IO

Eill Doz neyy, MOF, RPP
Project Manager
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Subject Property Map
Delta Construction Group Inc. === Subject Site

Plan 83522551 Ext. 1, NW 4-38-5-W3
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Subject Property Map Legend
Delta Construction Group Inc. s Subject Site

Plan 83522551 Ext. 1, NW 4-38-5-W3 Proposed Development




Delta Construction Group Inc.
Comprehensive Development Review
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