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1.0 Introduction  
 
The Municipality of Southwest Middlesex commenced a Class Environmental 
Assessment in June 2025 to evaluate the potential impacts of extending Tower Avenue 
in the community of Glencoe to service lands planned for industrial development. This 
Class Environmental Assessment followed procedures outlined within the latest version 
of the Municipal Class Environmental Assessment Manual.  
 
The potential impacts of installing municipal services and road infrastructure within a 
planned road allowance on municipally owned lands and proposed easement located 
on privately owned lands were assessed through this process.  
 
1.1. Municipal Class Environmental Assessment Process 
 
The Municipal Class Environmental Assessment process outlines the process 
Proponents must follow to meet the requirements of the Environmental Assessment Act 
of Ontario. Where the Municipal Class Environmental Assessment process is followed, 
the Proponent does not have to apply for formal approval per the EA Act. The EA Act 
must be adhered to when completing road, sewer or wastewater activities. Refer to the 
Figure below from the Municipal Class Environmental Assessment (MCEA) Manual 
which outlines the various phases of the Class EA Planning and Design Process.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1: Municipal Class EA Planning and Design Process 
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The process as outlined within Figure 1 was followed to prepare this Class EA.  
 
1.2. Project Schedule Classification and Class EA Principles 
 
Due to the varying nature of municipal infrastructure projects, including related potential 
for environmental effects, schedules have been defined to classify projects. Generally, 
projects are categorized based on the magnitude of their anticipated environmental 
impact.  
 
Project schedule classifications as per the MCEA Manual are as follows: 
 

 Schedule A: Projects of limited scale with minimal adverse environmental 
impacts. Schedule A projects are pre-approved.  
 

 Schedule A+: Projects that are pre-approved and include a notification program 
to inform the public of the project. 
 

 Schedule B: Projects that have the potential for some adverse environmental 
effects. Phases one and two of the planning process are required, including 
mandatory consultation with Indigenous Communities, directly affected public 
and review agencies. A Project File Report must be prepared.  
 

 Schedule C: Projects that have the potential for significant environmental effects 
and must proceed through the full planning and documentation process, 
including mandatory consultation with Indigenous Communities, directly affected 
public and review agencies. An Environmental Study Report must be prepared.  
 

Despite the individual project schedules, the following principles apply to all Class EAs 
and were adhered to in the preparation of this Class EA: 
 

 Consultation with affected parties, including technical agencies, the public, 
property owners, groups of interest, adjacent Municipalities and Indigenous 
Communities, early on and throughout the process; 
 

 Consideration of a reasonable range of alternatives, including “alternatives to”, 
“alternative methods” as well as the “do nothing” alternative which provides a 
benchmark for alternative evaluation; 
 

 Identification and consideration of the effects of each alternative on all aspects of 
the environment, including natural, social, cultural, technical and 
economical/financial; 
 

 Systematic evaluation of alternatives in terms of advantages and disadvantages 
to determine net environmental effects. The decision-making process must be 
phased and recognize the dynamic nature of environmental decision making;  
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 Clear and complete documentation of the planning process, clearly outlining the 
approach and how the principles of environmental assessment planning were 
followed.  

 
As outlined within the MCEA Manual, there is opportunity to request a higher level of 
study for Schedule B and Schedule C projects through a Section 16 Order Request on 
the grounds that the order may prevent, mitigate or remedy adverse impacts on the 
existing Aboriginal and treaty rights as recognized and affirmed in Section 35 of the 
Constitution Act, 1982. A request for higher level of study must be submitted to the 
Minister within 30 days of the Notice of Completion publication.  
 

2.0 Project Background and Identification of Opportunity  
 
2.1.  Project Background 
 
The Municipality of Southwest Middlesex commenced a Class Environmental 
Assessment in June 2025 to evaluate the potential impacts of extending Tower Avenue, 
located within the community of Glencoe, to service lands planned for industrial 
development. The project area is approximately 16.9 hectares in area and is 
immediately south of Industrial Road. The project area is generally described as Lot 24, 
Second Range North. Refer to the key map below: 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2: Project Key Map 
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The lands within the project area are currently owned by the Municipality, with the 
exception of two (2) lots fronting Dundonald Road in which a proposed servicing 
easement is anticipated at the rear of privately owned lands. It is noted that one of the 
lots is the existing municipal fire hall. Similarly, it is noted that one (1) lot within the 
subject site fronting Dundonald Road is currently owned by Middlesex County but is 
intended to be purchased by the Municipality of Southwest Middlesex.  
 
The intent of this Class EA is to assess opportunities to extend Tower Avenue from 
Industrial Road approximately 340m southerly. The proposed road extension would 
service industrial lots within the project area and be located within a proposed 26m wide 
road allowance. This proposed road extension commences at Industrial Road and 
terminates with a proposed turning circle, allowing for future connectivity while 
facilitating maintenance. As part of this project, roadworks, water, stormwater and 
wastewater infrastructure would be constructed within the project area. Stormwater and 
wastewater infrastructure would be installed within a proposed easement over privately-
owned lands to facilitate individual lot servicing.  
 
This alternative has been assessed based upon scope as well as anticipated 
construction costs and is categorized as a Schedule B activity. This categorization was 
determined based the project scope of the construction of a new roadway and capital 
costs estimated at less than $3 million, as per the 2024 Municipal Class Environmental 
Assessment Manual. As such and in accordance with requirements for Schedule B 
categories, potential environmental impacts associated with the project and related 
mitigation measures have been identified and efficient consultation with the public and 
all stakeholders, including Indigenous Communities and the public, has been 
performed.  

 
2.2. Preliminary Analysis 
 
In order to better understand the project area and surrounding lands, a desktop study of 
all available resources as well as liaison with Municipal officials was performed.  
 
A detailed review of previously completed studies on the subject lands as well as 
applicable planning documents and property mapping available from the County of 
Middlesex and Municipality of Southwest Middlesex was completed. This provided the 
required background information to understand the rationale for the proposed road 
extension and industrial development as currently proposed as well as future uses and 
related infrastructure demands. This allowed for determination of practical alternative 
solutions to address the ultimate opportunity.  
 
2.3. Nature of the Problem 
 
The preliminary analysis previously outlined above identified a problem with the existing 
road network and servicing infrastructure as it pertains to planned industrial 
development within the Glencoe Industrial Park. The following statement outlines the 
problem identified:  
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The Glencoe Industrial Park cannot develop for industrial purposes, as planned, 
without provision of roadway access and municipal servicing.  

 
The preliminary analysis determined that there are only a limited number of reasonable 
and diverse solutions to address the identified problem. The extension of Tower 
Avenue, including water, sanitary and stormwater municipal servicing was identified as 
a potential solution to the problem and would be classified as a Schedule B project. This 
potential solution would facilitate development within the Glencoe Industrial Park by 
providing both access and municipal servicing to the area.  

3.0 Description of Existing Environment  
 
In order to accurately describe and evaluate the existing environment, the following 
studies have been performed as part of this Class Environmental Assessment: 
 

 Geotechnical Investigation Report prepared by Englobe dated February 11, 
2026; 

 Due-Diligence Soil Characterization Report prepared by Englobe dated 
December 17, 2025; 

 Species at Risk Assessment Report prepared by MTE Consultants dated 
December 8, 2025.  

 
As part of the site certification process, the Municipality undertook the following studies 
in 2015 and 2016 to document the existing environment: 
 

 Species at Risk Assessment prepared by BioLogic dated December 10, 2025; 
 Phase 1 Environmental Site Assessment prepared by Exp Services dated May 

26, 2015; 
 Stage 1 & 2 Archaeological Assessment prepared by Timmins Martelle Heritage 

Consultants dated February 2016 and entered into Ontario Public Register of 
Archaeological Reports May 10, 2016;  

 Stage 3 Archaeological Assessment prepared by Timmins Martelle Heritage 
Consultants dated October 2016 and entered into Ontario Public Register of 
Archaeological Reports November 18, 2026.  

 
The above noted Species at Risk Assessment, Stage 1 & 2 Archaeological Assessment 
and Stage 3 Archaeological Assessment are included within this Project File Report as 
individual appendices.  
 
3.1. Social Environment 
 
The Municipality of Southwest Middlesex was formed on January 1, 2001 with the 
amalgamation of the former Villages of Glencoe and Wardsville and the Townships of 
Ekfrid and Mosa. Southwest Middlesex has a population of approximately 5,924 and an 
area of 427.92 square kilometres The Municipality is located in the southwest corner of 
Middlesex County and sits conveniently between Highways 401 and 402 and 
approximately halfway between London and Chatham. 
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3.1.1 General Site Description 
 
The entire project area under review as part of this Class EA is located within the south 
easterly portion of Glencoe’s settlement area. As per the Municipality’s Official Plan,  
 

“Glencoe, situated in the more or less geographic centre of the Municipality, functions 
as its administrative, business and service centre and its industrial base. It has a few, 

relatively large industries and is the location of the area’s largest institutions and 
recreational facilities.” 

 
The project study area is located in an area of existing residential and industrial 
development, with nearby industrial/commercial properties. Similarly, there are several 
existing and planned residential developments within the surrounding area. The project 
study area measures approximately 16.9 ha in area and is within the existing “Certified 
Site”.  
 
The surrounding land uses include the following: 
 

 Northerly: Existing industrial development and water tower. 
 East: Greenhouse currently underway and existing sanitary sewage lagoons.  
 Southerly: Cultivated farmland.   
 Westerly: Existing firehall as well as existing and planned commercial and 

residential development.  
 

The subject lands generally slope towards the Glencoe Outlet Drain travelling in the 
north-south direction easterly of the project site. The lands are currently used for 
agricultural purposes (cultivated farmland) but have been planned for industrial 
development and previously underwent the Certified Site Program.  
 
Based upon our review of the Thames-Sydenham and Region Source Protection, 
portions of the subject lands are within the Lower Thames Valley Source Protection 
Area but are not identified as a designated vulnerable area.  
 
MTE Consultants prepared a Species at Risk Assessment to evaluate ecological 
functions and determine impacts on natural heritage features as a result of the 
proposed works. The assessment confirmed that no mapped natural heritage features 
or ecological functions are present on the Subject Lands.  
 
As per the Municipality of Southwest Middlesex and County of Middlesex Official Plans, 
the study area does not contain designated natural areas. However, natural heritage is 
further discussed in this report.   
 
3.2. Land Use Planning Objectives 
 
3.2.1. Provincial Policy Statement  
 
The current Provincial Policy Statement (PPS) was issued under Section 3 of the 
Planning Act and came into effect May 1, 2020. The PPS provides policy direction on 
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matters of provincial interest related to land use planning and development. Similarly, 
the PPS sets the policy foundation for regulating development and land use while 
supporting the provincial goal to enhance the quality of life.  
 
The PPS provides a vision for land use planning in Ontario with a focus on growth and 
development within urban and rural settlement areas while supporting the viability of 
rural areas. The PPS noted efficient development patterns optimize the use of land, 
resources and public investment in infrastructure and public service facilities.  
 
The potential Tower Avenue road extension has been evaluated with respect to the 
PPS and related policy directions and provisions. As determined through our evaluation, 
specific policies within the following Sections of Part V of the PPS are relevant to this 
project: 

 Part V: Policies 
 Section 1.0: Building Strong and Healthy Communities 
 Section 2.0: Wise Use and Management of Resources 
 Section 3.0: Protecting Public Health and Safety 

 
Our detailed evaluation has determined that the potential Tower Avenue road extension 
is consistent with the PPS as outlined below according to various the sections of the 
document.  
 
Section 1.0: Building Strong and Healthy Communities 
 
Section 1.0 of the PPS outlines numerous policies prepared to promote strong, liveable, 
healthy and resilient communities while protecting the environment, public health and 
safety as well as facilitating economic growth.  
 
Sub-Section 1.1 entitled “Managing and Directing Land Use to Achieve Efficient and 
Resilient Development and Land Use Patterns” directly applies to the potential Tower 
Avenue road extension. Specific policies within Sub-Section 1.1 with particular 
importance to this potential work are as follows: 
 
Policy 1.1.1. provides various measures that propose healthy, liveable and safe 
communities, including the following which directly align with the potential Tower 
Avenue road extension: 
 

 a) Promoting efficient development and land use patterns which sustain the 
financial well-being of the Province of Ontario and Municipality of Southwest 
Middlesex; 

 “e) Promoting the integration of land use planning, growth management, transit-
supportive development, intensification and infrastructure planning to achieve 
cost-effective development patterns, optimization of transit investments, and 
standards to minimize land consumption and servicing costs;” 

 “g) Ensuring that necessary infrastructure and public service facilities are or will 
be available to meet current and projected needs;” 
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Policy 1.1.3.2 notes land use patterns within settlement areas shall be based on 
densities and a mix of land uses which: 

 
 “a) efficiently use land and resources;” 
 “b) are appropriate for, and efficiently use, the infrastructure and public 

service facilities which are planned or available, and avoid the need for their 
unjustified and/or uneconomical expansion;” 

 “e) support active transportation;” 
 
The above noted criteria under Policy 1.1.1 and Policy 1.1.3.2 directly align with the 
potential Tower Avenue road extension. Specifically, the Tower Avenue road extension 
promotes efficient development and land use patterns to facilitate industrial 
development on lands intended for that purpose. Similarly, the entire study area is 
located within the Glencoe urban settlement area.  

 
Policy 1.6.1 provides comments regarding infrastructure and public service facilities. 
Specifically, that “infrastructure and public service facilities shall be provided in an 
efficient manner that prepares for the impacts of a changing climate while 
accommodating projected needs”. This policy also notes “planning for infrastructure and 
public service facilities shall be coordinated and integrated with land use planning and 
growth management so that they are: 

a) financially viable over their life cycle, which may be demonstrated through 
the asset management planning; and 

b) available to meet current and projected needs.” 
 
Policy 1.6.6.1 provides numerous criteria specific to planning for sewage and water 
services, including that such planning must accommodate forecasted growth in a 
manner that promotes efficient use and optimization of existing municipal sewage and 
water services. Similarly, Policy 1.6.6.2 states municipal services are the preferred form 
of servicing for settlement areas to support protection of the environment and minimize 
potential risks to human health and safety. The objective of the proposed Tower Avenue 
road extension is to provide efficient municipal services sufficient to service future 
industrial development which satisfies the aforementioned policies.   
 
Policy 1.6.7 provides criteria for transportation systems, including that they must be 
safe, energy efficient, facilitate the movement of people and goods, and are appropriate 
to address projected needs, as outlined under Policy 1.6.7.1. 
 
The above noted criteria under Policy 1.6.1, 1.6.7 and 1.6.7.1 directly align with the 
potential Tower Avenue road extension. Specifically, the goal of the proposed Tower 
Avenue road extension is to prepare a design that promotes the efficient provision of 
municipal services and provides a safe transportation system adequate to 
accommodate anticipated traffic demands.  
 
As described above, the proposed Tower Avenue road extension satisfies the 
referenced policies provided under Section 1.0: Building Strong and Healthy 
Communities of the PPS.  
 



 Page 9 
 
 

 

 

 
Section 2.0: Wise Use and Management of Resources 
 
Section 2.0 of the PPS provides numerous policies to protect natural features. Ontario’s 
long-term prosperity, environmental health and social well-being depend on various 
factors, including protecting natural and cultural heritage resources for their economic, 
environmental and social benefits.   
 
Section 3.2.3 of this report provides a detailed discussion of source water protection 
considerations specific to the subject lands and potential road extension. Refer to 
Section 4.3.2 of this report for a detailed assessment regarding potential impacts of the 
proposed road extension on surface water and groundwater resources. These 
assessments also aid in determining which policies under Section 2.0 are applicable to 
the subject lands and potential project.  
 
Sub-section 2.1 entitled “Natural Heritage” and sub-section 2.2 “Water” includes policies 
applicable to the potential Tower Avenue road extension as it pertains to protecting 
natural heritage and water features.  
 
Policy 2.1.1 states that natural features and areas shall be protected for the long term. 
 
Policy 2.1.8 states that development and site alteration shall not be permitted on lands 
adjacent to natural heritage features and areas as identified within Policies 2.1.4, 2.1.5 
and 2.1.6 unless it has been demonstrated that there will be no negative impacts on the 
natural features or on their ecological functions.   
 
Having regard for the above noted Policy 2.1.1 and Policy 2.1.8 which relate to natural 
heritage, MTE conducted a Species At Risk Assessment on the subject lands to identify 
any natural heritage areas and determine impact mitigation strategies, as applicable. 
This assessment determined that there are no natural heritage features, natural 
heritage systems or ecological functions on the subject lands. However, field 
investigations confirmed the presence of Barn Swallow and five (5) endangered bat 
species associated with the abandoned barn located on the property. The existing barn 
associated with the aforementioned species will not be impacted by the proposed Tower 
Avenue road extension, including related servicing works. As such, impacts to the 
aforementioned species due to the proposed works is not anticipated. The Species At 
Risk Assessment is appended to this report for additional information specific to the 
study area.  
 
Policy 2.2.1 f) notes that planning authorities must implement necessary restrictions on 
development and site alteration to: 

1. protect all municipal drinking water supplies and designated vulnerable areas; 
and 

2. protect, improved or restore vulnerable surface and ground water, sensitive 
surface water features and sensitive ground water features and their 
hydrologic functions.  
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Policy 2.2.2 states development and site alteration shall be restricted in or near 
sensitive surface water features and sensitive ground water features such that these 
features and their related hydrologic functions will be protected, improved or restored. 
Mitigative measures and/or alternative development approaches may be required in 
order to protect, improve or restore sensitive surface water features, sensitive ground 
water features and their hydrologic functions.  
 
Having regard for the above noted Policy 2.2.1 f) and Policy 2.2.2 which relate to 
protecting surface and groundwater supplies, the proposed road extension is not 
anticipated to generate significant surface water or groundwater impacts. Refer to 
Section 5.3 of this report which discusses the engineering design and construction 
specifications to be implemented in order to mitigate any potential impacts to surface 
and groundwater supplies.  
 
Sub-section 2.6 entitled “Cultural Heritage and Archaeology” provides numerous 
policies geared towards conserving and protecting such resources.  
 
Policy 2.6.2 notes 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.  
 
Having regard for the above noted Policy 2.6.2 which relates to cultural heritage and 
archaeology, Timmins Martelle Heritage Consultants (TMHC) conducted a Stage 1 & 2 
archaeological assessment for the subject lands as part of the Site Certification process 
which ultimately recommended a Stage 3 assessment be completed. TMHC 
subsequently completed a Stage 3 archaeological assessment and ultimately concluded 
that the 3 locations of concern did not quality for Stage 4 mitigation of construction 
impacts based upon provincial standards and the native component of all locations did 
not meet provincial criteria for Stage 3 testing. As such, no further archaeological 
assessment works were deemed necessary. The Stage 1 & 2 archaeological 
assessment as well as the Stage 3 archaeological assessment were entered into the 
Ontario Public Register of Archaeological Reports. The Archaeological Reports, 
including each respective letter confirming entry into the Register are appended to this 
report for additional information specific to the study area. 
 
As described above, the proposed Tower Avenue road extension satisfies the 
referenced policies provided under Section 2.0: Wise Use and Management of 
Resources of the PPS.  
 
Section 3.0: Protecting Public Health and Safety 
 
Section 3.0 of the PPS provides numerous policies to protect public health and safety. 
Ontario’s long-term prosperity, environmental health and social well-being depend on 
reducing the potential for public cost or risk to Ontario’s residents from natural or 
human-made hazards. The policies provided under Section 3.0 are intended to ensure 
development is directed away from areas of natural or human-made hazards where 
there is an unacceptable risk to public health, safety or property damage while not 
creating new or aggravating existing hazards.     
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Sub-section 3.1 entitled “Natural Hazards” includes policies applicable to the potential 
Tower Avenue road extension as it pertains to avoiding natural hazards.  
 
Policy 3.1.1 notes development shall be generally directed, in accordance with guidance 
developed by the Province, to areas outside of hazardous lands adjacent to rivers, 
streams, and small inland lake systems which are impacted by flooding hazards and/or 
erosion hazards.   
 
The Glencoe Outlet Drain travels adjacent to the subject lands and requires 
consideration throughout the planning and engineering processes. Consultation with the 
DFO has been performed during the Class EA process, as documented within this 
report. Upon selection of the preferred alternative and completion of detailed design, 
approval and required permits will be obtained from the DFO and Conservation 
Authority for proposed works within and adjacent to the municipal drain including 
ultimate stormwater outlet. Timing windows for in-water works will be incorporated into 
the project specifications. Protecting the Municipal Drain is imperative during the design 
and construction stages of the project. Quality stormwater management controls will be 
required to ensure any stormwater outletting to the Municipal Drain is treated to an 
enhanced level of protection. Similarly, a detailed sediment and erosion control plan will 
be required to ensure the Municipal Drain is protected from sediment ladened runoff 
during construction.  
 
With the exception of the Glencoe Outlet Drain which is adjacent to the study area, no 
identified natural heritage features or natural hazard features are contained within or 
adjacent to the study area boundary. Similarly, project planning did not identify any 
other hazardous site concerns.  
 
To conclude our review of the Provincial Policy Statements, the proposed Tower 
Avenue road extension satisfies and is consistent with the PPS. As described above, 
various supporting studies were performed in order to identify and adequately protect 
sensitive features in accordance with the PPS. Similarly, the engineering design and 
construction specifications will be prepared having regard for the PPS, as applicable, 
including incorporation of environmental impact mitigation measures outlined within this 
report.  
 
3.2.2. County of Middlesex Official Plan 
 
The Middlesex County Official Plan directs and guides the County of Middlesex in land 
use policy and physical planning on a broad basis having regard for the Provincial 
Policy Statements and provincial interests. The County Official Plan provides the 
framework for detailed planning by local Municipalities.  
 
The County Official Plan includes numerous detailed land use policies which provide 
specific direction for growth and development within the County. Additional policy 
direction is provided through local official plans.  
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The various schedules within the County Official Plan note the following with regards to 
the subject site: 

 Schedule ‘A’ Land Use: The subject site is within a Settlement Area; 
 Schedule ‘C’ Natural Heritage System: There are no natural heritage systems 

within the subject site; 
 Schedule ‘D’ Natural Hazard Areas: The subject site is not within 

Conservation Authority Regulation Limits. However, the Glencoe Outlet Drain 
adjacent to the subject site is within a regulated area; 

 Schedule ‘E’ Aggregate Resources: The subject site does not appear to 
contain any aggregate resource areas of petroleum resource pool areas. 
 

As per the County Official Plan and Municipality of Southwest Middlesex Official Plan, 
the subject lands are located within the designated Glencoe Urban Area.  
 
Our detailed evaluation has determined that the potential Tower Avenue road extension 
is consistent with the County Official Plan as outlined below according to various 
sections of the document.  
 
Section 2.0: Policy Framework 
 
Section 2.0 of the County Official Plan provides policies applicable to all land use 
designations and provides direction for implementation of the detailed land use policies 
provided in Section 3.0 of the Official Plan.  
 
Sub-section 2.3.2a) notes that urban areas shall demonstrate the potential to 
accommodate future growth through population projections and must either have full 
municipal services or demonstrate the potential to provide full municipal services.  
 
Sub-section 2.3.8 notes that local municipalities have the primary responsibility for 
detailed planning policy within Settlement Areas. Urban areas are to be the focus for 
future growth including residential, commercial and industrial development.  
 
Sub-section 2.3.8.1 provides the following additional comments regarding urban areas: 

 “Urban areas either provide or demonstrate a strong potential to provide full 
municipal services.” 

 “New development shall be fully serviced by municipal or communal water 
and sewage disposal systems.” 

 
Sub-section 3.2.4 further notes that local Official Plan policies related to urban areas are 
to include provision for industrial uses, as well as other land uses.  

 
We note that the feasibility to provide full municipal services along the proposed Tower 
Avenue road extension to service future industrial development within the study area 
conforms with the policy direction for the Glencoe urban area.   
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Section 3.0: Detailed Land Use Policies 
 
Section 3.0 of the County Official Plan outlines detailed land use policies that provide 
specific direction for growth and development within the County.  
 
Section 3.2.4.1 provides a listing of land uses permitted within urban areas, including 
industrial uses which directly relates to the potential Tower Avenue road extension 
which would support future industrial development within the subject lands.  
 
As outlined above, the potential Tower Avenue road extension is consistent with the 
County Official Plan and related policies.  
 
3.2.3. Municipality of Southwest Middlesex Official Plan 
 
The Municipality of Southwest Middlesex governs land use decisions within the 
Municipality having regard for the Provincial Policy Statements and provincial interests.  
 
The various schedules within the Municipality’s Official Plan note the following with 
regards to the subject site: 

 Schedule ‘A’ Structure Plan: The subject site is within a Settlement Area; 
 Schedule ‘B’ Map 1 Natural Heritage Features (Wetlands and ANSI’s): The 

subject site does not contain natural water courses, wetlands or ANSI’s; 
 Schedule ‘B” Map 2 Natural Heritage Features (Significant Woodlands): The 

subject site does not contain natural water courses or significant woodlands; 
 Schedule ‘C’ Land use & Transportation Plan: The subject area is within an 

Industrial area; 
 Schedule ‘F’ Land Use & Development Sensitivity Areas: The subject area 

does not contain hazardous lands, railway sensitivity area, sewage treatment 
facility, landfill site or a grain handling facility.  

 
Our detailed evaluation has determined that the potential Tower Avenue extension is 
consistent with the Municipality’s Official Plan as outlined below according to various 
sections of the document.  
 
Section 3.0: Glencoe 
 
Section 3.0 of the Municipality’s Official Plan provides direction and policies specific to 
the Glencoe area.  
 
Sub-section 3.2 outlines the various goals and objectives surrounding planning and 
development within the Settlement Area of Glencoe. The following goals and objectives 
from this sub-section apply to the potential Tower Avenue extension: 
 

 “a) to accommodate the majority of population growth and development in the 
Municipality”;  

 “b) to ensure development and redevelopment does not have a detrimental 
effect on the ability of the Municipality to provide the necessary infrastructure 
to accommodate it”; 
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 “f) to encourage industrial development in areas well suited for such purposes 
and in a manner that does not detract from existing or planned residential 
and/or commercial areas”; 

 
Given that the intention of the proposed road extension is to provide access and 
services to the subject lands which are planned for industrial development and growth, 
all infrastructure will be adequately designed to service the intended developments. 
 
Section 3.4.3.1 outlines primary uses of lands designated as “Industrial” within Schedule 
‘C’ of the Official Plan as: “manufacturing, assembling, processing of goods or 
materials, repairing, recycling, warehousing and distribution of goods or other items, 
truck terminals and building/construction contractors”.  
 
Section 3.4.3.2 outlines secondary uses of lands designated as “Industrial” within 
Schedule ‘C’ of the Official Plan provided they do not undermine the viability of the area 
for industrial purposes or conflict with industrial uses. Secondary uses include the 
following: “a) uses which are not generally suited to designated ‘Commercial’ areas; b) 
uses which have characteristics or functional requirements similar to industrial uses or 
which are otherwise considered suited to, or compatible with, ‘Industrial’ areas; c) uses 
which serve the needs of industrial uses or those employed in the ‘Industrial’ area; d) 
uses accessory or incidental to industrial uses.” 
 
Section 6 of the Official Plan outlines direction and policy framework for infrastructure, 
including roads and services. The following direction was noted within the Official Plan 
and has particular relevance to this Class EA: 

 Schedule ‘C’ of this Official Plan does not identify the road classification of the 
existing portion of Tower Avenue. However, given our review of the road 
network and surrounding area, the existing portion of Tower Avenue is 
assumed to be designated as a Local Road. Section 6.2.3 notes that the 
primary function of Local Roads is to provide direct access to abutting 
properties, typically carrying less than 1500 vehicles per day. As such, it is 
assumed that the Tower Avenue extension will be classified as a Local Road. 
This new roadway will connect to Industrial Drive, which is also classified as a 
Local Road as per the Municipality’s GIS system and based upon definitions 
provided within the Official Plan. Given that the proposed Tower Avenue road 
extension will serve industrial developments, the roadway must be designed 
with consideration for truck traffic movements. The roadway will be designed 
and constructed with a granular and asphalt composition adequate to support 
the industrial traffic loadings, in accordance with geotechnical 
recommendations.  

 Section 6.3.2 states “all development within settlement areas with the 
exception of Middlemiss shall be connected to, and serviced by, the municipal 
water supply system”. The proposed Tower Avenue road extension and 
Glencoe Industrial Park will be serviced by a proposed watermain system, 
including all appurtenances, connected to the existing municipal water supply 
system.  

 Section 6.4.1 states “all development within the Glencoe Urban Area and the 
Wardsville Community Area shall be connected to and serviced by the 
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municipal sanitary sewage system”. The proposed Tower Avenue road 
extension and Glencoe Industrial Park will be serviced by a gravity sanitary 
sewer system, including all appurtenances, connected to the existing 
municipal sanitary sewage system.  

 
It is further noted that Section 2.8.5 states “the Municipality shall promote stormwater 
management practices that minimize the volume of runoff and contaminant loads” and 
further notes “stormwater management plans shall be prepared for undeveloped areas 
prior to development to effectively control the quantity and quality of stormwater runoff”. 
The proposed Tower Avenue road extension and Glencoe Industrial Park will be 
serviced by a gravity storm sewer system as well as a stormwater management facility. 
The stormwater management facility is designed as a wet pond providing both quantity 
and quality controls in accordance all applicable standards.  
 
Section 2.8.4 provides comments regarding source water protection and notes that the 
“Municipality shall actively participate in the preparation and implementation of a source 
water protection plan in accordance with the Clean Water Act”. Based upon our review 
of the Thames-Sydenham and Region Source Protection Region mapping available at 
the time of preparing this report, we note that the subject site is not within a designated 
vulnerable area. However, the proposed project specifications will include construction 
and operational mitigation measures to consider and protect source water.   
 
Based upon the above, including review of the Municipality’s Official Plan and the 
Thames-Sydenham and Region Source Protection Plan, including mapping, it is our 
opinion that the Tower Avenue road extension conforms with the objectives, policies 
and permissions of the Official Plan.  
 
3.2.4. Municipality of Southwest Middlesex Zoning By-Law 
 
The Municipality of Southwest Middlesex Comprehensive Zoning By-Law No. 2011/065, 
consolidated version dated February 2024, regulates the use of land and the character, 
location and use of buildings and structures throughout the Municipality. The Zoning By-
Law conforms with the Municipality’s Official Plan, the County’s Official Plan as well as 
the Provincial Policy Statement.  
 
The subject lands are designated as General Industrial Holding Provision (M1-H-3). 
According to Section 8.0 of the Zoning By-Law, the M1 zone permits a wide range of 
industrial uses as well as certain commercial uses that are considered compatible with 
industrial areas or share similar attributes with industrial uses. The H-3 holding provision 
is assigned to parcels of undeveloped lands zoned for commercial or industrial 
purposes. Removal of this holding provision is contingent upon the Owner entering into 
a site plan agreement with the Municipality. This process would ultimately take place 
outside of the scope of this project.  
 
Given that this proposed work is being undertaken by the Municipality to facilitate future 
industrial development which would subsequently be subject to the site plan approval 
process, the proposed Tower Avenue road extension is in accordance with the 
Municipality’s Zoning By-Law.  
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3.3. Natural Heritage and Environmental Review 
 
3.3.1 Geotechnical and Excess Soils Investigations 
 
Englobe completed a geotechnical investigation and related report (February 11, 2026) 
in support of the proposed Tower Avenue road extension and Glencoe Industrial Park, 
including related servicing. As outlined within Section 1 of the report, the purpose of the 
geotechnical investigation was to investigate and report on the subsurface soil and 
ground water conditions in order to provide recommendations regarding excavations, 
dewatering, pipe bedding, trench backfilling and road construction including pavement 
design and curbs and sidewalks. In addition, chemical analysis and reporting was also 
performed to inform responsible excess soil management in accordance with O.Reg. 
406/19.   
 
The field program conducted is outlined within Section 2.1 of the report. Ten (10) 
boreholes ranging in depths from 5.2m to 8.2m below ground surface were drilled on 
July 23, 2025 and July 24, 2025 and one (1) monitoring well was installed. Generally, 
the findings of the geotechnical investigation are as follows: 

 Topsoil was encountered at the surface of all boreholes with thickness 
ranging from 50mm to 150mm; 

 Silt and clayey silt were located below the topsoil at all boreholes; 
 Silt and clay, as well as silty clay deposits were located below the silt stratum 

at three (3) boreholes; 
 Glacial till deposits, consisting of clayey silt, silt and clay and silty clay soils 

were encountered at all boreholes; 
 Groundwater was encountered at one (1) borehole where the monitoring well 

was installed at a depth of 5.3m below ground surface. Dewatering 
considerations are further discussed within the report.  

 
Complete geotechnical construction recommendations regarding servicing, excavations, 
dewatering, bedding, backfill, pavement design considerations and drainage are 
provided within Section 5 of the report.  
 
The Englobe geotechnical report is included within Appendix A of this report.  
 
Englobe completed a due-diligence soil characterization investigation and related report 
(December 17, 2025) in accordance with O.Reg. 406/19. The soil sampling program 
was developed to characterize the soil quality within the subject site and satisfy 
requirements of potential excess soil reuse sites. Soil analytical results were compared 
to the Excess Soil Quality Standards (ESQS) and assessed using Table 1 Full Depth 
Background Site Condition Standards (SCS) in an agricultural or other (AgO) property 
use condition (MECP Table 1 AgO SCS) and Table 2.1 Full Depth Background ESQS in 
a Potable Ground Water Condition for ICC property use condition (MEC Table 2.1 ICC 
ESQS).  
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Generally, two (2) soil zones were identified. Soils within Zone 1, if deemed 
geotechnically suitable, are appropriate for reuse in areas which are unlikely to be 
suitable habitat for environmentally sensitive species (i.e. meet Table 1 AgO SCS) with 
the exception of salt-related impacts. If soils are deemed excess, they are considered 
suitable for reuse at an off-site location accepting soil meeting MEC Table 1 AgO SCS 
provided various conditions outlined within the Soil Rules are met. Soils within Zone 2, if 
deemed geotechnically suitable, are appropriate for reuse in areas unlikely to be 
suitable habitat for environmentally sensitive species and at least 30m away from the 
LTVCA regulated area (i.e. meets MECP Table 2 ICC SCS). If soils are deemed 
excess, they are considered to be suitable for reuse at an off-site location accepting soil 
meeting MECP Table 2.1 ICC ESQS provided various conditions within the Soil Rules 
are met.  
 
The Englobe due-diligence soil characterization report is included within Appendix A of 
this report.  
 
3.3.2 Species at Risk Assessment 
 
MTE completed a Species at Risk Assessment to support and inform this Class 
Environmental Assessment. Generally, the assessment concluded that: 

 No natural heritage features overlap with the subject lands; 
 No components of a natural heritage system occur on or adjacent to the 

subject lands; 
 A regulated watercourse is present immediately adjacent to the subject site 

(i.e. the Glencoe Outlet Municipal Drain); 
 Field investigations confirmed the presence of Barn Swallow as well as five 

(5) endangered bat species associated with the abandoned barn located on 
the property.  

 
The existing barn associated with the species outlined above will not be impacted by the 
proposed project. While removal of the barn is possible in the future to facilitate 
individual lot development, it is outside of the scope of this project. The species noted 
within and around the existing barn will remain undisturbed by the proposed Tower 
Avenue road extension project. Should the barn be removed in the future, all applicable 
regulations and standards will be adhered to, including obtaining all required permits as 
deemed applicable at that time.   
 
3.3.3 Archaeological Investigation and Cultural Environment 
 
Timmins Martelle Heritage Consultants (TMHC) completed a Stage 1-2 Archaeological 
Assessment for the study area as outlined within their report dated February 29, 2016. 
At the time of the assessment, the subject site was enrolled in the Ontario Ministry of 
Economic Development, Employment & Infrastructure Certified Site Program which 
prepares a property for development. As part of Certified Site Program, this 
archaeological assessment was prepared in anticipation of a formal requirement for 
future development approval. As detailed within the report, the Stage 1-2 assessment 
noted archaeological material in four (4) locations which ultimately triggered the 
requirement for an additional Stage 3 archaeological assessment. The Stage 1 -2 
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Archaeological Assessment was entered into the Ontario Public Register of 
Archaeological Reports March 10, 2016.  
 
Following the Stage 1-2 Archaeological Assessment, TMHC completed a Stage 3 
assessment. As outlined within Section 3.0 of this report, the noted archaeological sites 
have been sufficiently documented and no further assessment was recommended. This 
report was subsequently entered into the Ontario Public Register of Archaeological 
Reports November 18, 2016.  
The archaeological reports as prepared by TMHC, including related documentation from 
the Ministry of Tourism, Culture and Sport are included within Appendices D and E of 
this report. 
 
As part of the consultation process, the Ministry of Citizenship and Multiculturalism was 
consulted. Following completion of the “Criteria for Evaluating Potential for Built 
Heritage Resources and Cultural Heritage Landscapes” checklist, it was determined 
that due to the existing barn within the study area, a Cultural Heritage Evaluation Report 
(CHER) may be required. Following liaison with the Ministry and County Planning 
personnel whom provide planning services to the Municipality, it was determined that a 
CHER was not required due to the following project specific details: 

 The existing barn will not be demolished as part of this project; 
 The proposed works in nearest proximity to the barn are approximately 70m 

away from the existing barn and include a sanitary sewer and storm sewer, 
including appurtenances, at conventional depths and diameters. As such the 
barn will not be impacted by the proposed works, including but not limited to 
excavation works and vibration during construction;  

 The barn does not have apparent potential cultural heritage value or interest; 
 
It is noted that this barn may be demolished in the future to facilitate individual lot 
development outside of the scope of this project. All necessary agency approvals, 
permits and studies will be obtained at that time.  
 
4. Assessment of Alternative Solutions 
 
4.1. Alternative Solution Identification 
 
During Phase 1 of the Class EA process, an assessment was completed to identify 
reasonable solutions to the defined problem statement. This assessment included 
liaison with the Municipality of Southwest Middlesex as well as the detailed review and 
analysis of supporting documentation outlined within previous sections of this report.  
 
Section A.2.3. of the Municipal Class EA manual notes that as part of Phase 2 of the 
Class EA process, all reasonable and feasible solutions to the noted problem are 
identified, described and evaluated.  
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Three (3) study options were considered as summarized below: 
 
1. Construct the Tower Avenue road extension and provide full municipal 
servicing. 
 
Alternative 1 proposes the provision of full municipal services, including water, sanitary 
as well as storm infrastructure, and the construction of the Tower Avenue road 
extension to service planned industrial development within the study area. Municipal 
infrastructure would be constructed within a proposed road allowance and within a 
proposed easement.  
 
2. Construct the Tower Avenue road extension and provide partial municipal 
servicing.  
 
Alternative 2 proposes the provision of partial municipal services, including municipal  
water, privately owned sanitary infrastructure as well as municipal storm infrastructure, 
and the construction of the Tower Avenue road extension to service planned industrial 
development within the study area. Municipal infrastructure would be constructed within 
a proposed road allowance or within a proposed easement.  
 
3. Do Nothing.  
 
The “Do Nothing” alternative is used as a baseline to compare the above noted 
alternatives against. The implementation of this alternative would result in the Tower 
Avenue road extension and related servicing not being constructed.  
 
4.2. Pre-Screening of Alternatives 
 
The table below identifies alternatives considered for this Class EA, as well as an 
evaluation and justification regarding the screening outcome.  
 

No. Description Evaluation Result 
1. Construct the Tower Avenue 

road extension and provide 
full municipal servicing. 

This alternative was deemed 
viable as it has the potential 
to address the problem 
statement.  

Carried Forward  
(as Alternative 1) 

2 Construct the Tower Avenue 
road extension and provide 
partial municipal servicing. 

This alternative was 
determined to be unviable 
and was screened out for the 
following reasons:  
(1) the project is in close 
proximity to existing 
municipal services that can 
accommodate the anticipated 
demands from the planned 
industrial development 
(2) the applicable planning 
framework encourages new 

Screened Out 
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development within the 
Glencoe settlement area to 
be fully serviced by municipal 
infrastructure, including 
water, sanitary and storm 
systems.  

3 Do Nothing This alternative proposes that 
the Tower Avenue road 
extension and related 
servicing is not constructed 
which does not address the 
problem statement. During 
the Class EA process, 
including planning and 
design, this alternative can be 
implemented at any time prior 
to the commencement of 
construction. A decision to 
“do nothing” would typically 
be made when the costs of 
other alternatives, both 
financial and environmental, 
significantly outweigh the 
benefits.  

Carried Forward (as 
Alternative 2) 

Table 1: Pre-Screening of Alternatives 

 
4.3. Evaluation of Alternative Solutions 
 
As outlined above, three (3) alternative solutions to the problem statement were 
identified as reasonable solutions that warranted further analysis and consideration. Of 
the three (3) alternative solutions, only two (2) have been selected for further 
assessment. The basis of this preliminary screening was consistent with applicable 
standards and efficient land use considering existing and future demands.  
 
4.3.1. Assessment Methodology 
 
An assessment process was developed to evaluate the merits and potential 
environmental impacts between the two (2) alternatives selected to be carried forward 
through this study. Section A1.1 of the Municipal Class EA Manual describes the term 
“environment” as including natural, social, cultural, built and economic environments.  
An evaluation inventory has been developed in accordance with Section A.2.3 of the 
Manual which establishes applicable attributes to the noted environmental components. 
This allows for the identification of potential impacts associated with each alternative 
and ultimately, a recommendation regarding the preferred solution. Consideration for 
the preliminary analysis of the study area, land use planning, technical studies prepared 
to support this project as well as comments received from agencies, stakeholders and 
the public via the consultation program.  
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4.3.2. Alternative Solution Evaluation 
 
The alternative solutions selected to be carried forward through this study, as outlined 
above, have been evaluated as part of this Class Environmental Assessment. This 
evaluation is centred around each alternatives potential impact on various 
environmental components. Refer to the table below which summarizes the detailed 
evaluation undertaken. 
 
 
 

Environmental 
Component 

Related Sub-
Component 

Alternative 1  
Tower Avenue road extension with full 
municipal servicing 

Alternative 2  
Do Nothing 

Natural Natural Heritage No significant impacts anticipated.  
As outlined within the SAR Report 
prepared by MTE Consultants, no 
mapped natural heritage features or 
ecological functions were identified. 
Field investigations did confirm the 
presence of various species 
specifically associated with the 
abandoned barn within the subject 
limits. Given that the abandoned barn 
will not be impacted by the proposed 
works, no significant impacts to 
natural heritage are anticipated.  

No impact. 

 Air Quality No significant impacts anticipated. 
Typical construction mitigation 
measures will be included within 
project specifications and 
implemented during construction to 
limit impacts to air quality, including 
but not limited to: no vehicle idling, no 
equipment idling, efficient and 
effective methodologies, efficient and 
effective staging.  

No impact.  

 Noise Effects No significant impacts anticipated. 
Typical construction mitigation 
measures will be included within 
project specifications and 
implemented during construction to 
limit impacts to ambient noise levels, 
including but not limited to: no vehicle 
idling, no equipment idling, efficient 
and effective methodologies, efficient 
and effective staging, working hours in 
accordance with local noise by-law. 

No impact. 
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 Surface Water No significant impacts anticipated.  
Sediment and erosion impacts are 
expected to be minor and will be 
minimized using standards mitigation 
measures, including silt fence 
surrounding the site perimeter, straw 
bales, silt sacks within adjacent 
catchbasins and parson inserts within 
adjacent manholes. Additional 
sediment and erosion control 
measures can be implemented based 
upon any review comments received.  

No impact.  

 Groundwater No significant impacts anticipated 
considering the limited impervious 
area associated with this road 
extension and infiltration measures 
proposed as part of the design, 
including effectively graded grassed 
boulevards. The design has been 
optimized to reduced depths of all 
underground infrastructure to the 
extent possible while maintaining 
compliance with Municipal design 
standards to limit impacts to the 
existing hydrogeological system. 
Based upon the geotechnical 
investigation, the proposed works are 
generally not expected to extend 
beyond the established groundwater 
levels. The proposed stormwater 
management pond may extend into 
the stabilized groundwater but 
dewatering is anticipated to be 
minimal, if required.  

No impacts. 

Social Adjacent Land 
Use (Existing 
and Planned) 

Minimal property impacts anticipated 
given the scale and location of the 
proposed road extension. Minor 
aesthetic impacts would occur during 
construction but would be addressed 
through typical site restoration 
methods. The proposed streetscape 
will be consistent with the adjacent 
existing portion of Tower Avenue, 
Industrial Drive and surrounding 
roadways.  

No impacts. 

 Construction 
Activities 

Temporary nuisance effects 
anticipated during construction such 
as noise, vibration and dust. Standard 

No impacts. 
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construction mitigation and best 
management practices will be 
implemented to minimize impacts to 
adjacent properties. Construction and 
operational activities will be carried 
out in accordance with established 
standards and protocols. As such, 
construction will not present a 
significant threat to public health and 
safety. 

Cultural Archaeological 
Resources 

No impacts anticipated as per the 
previously completed TMHC reports. 

No impact. 

 Cultural 
Heritage 

No significant impacts anticipated as 
no cultural heritage resources were 
identified in proximity to the study 
area. 

No impact.  

 Capital Costs Construction costs are anticipated to 
be consistent with recent municipal 
projects of similar scopes within the 
Municipality and will be less than $3 
million. The probable capital costs 
based upon the preliminary design is 
approximately $2.8 million, excluding 
HST. 

No impact.  

 Operational 
Costs 

Maintenance and operational costs for 
the municipal road and services, 
including all appurtenance works, are 
expected to be minimal given the 
limited length of the new roadway 
(approximately 400m within a typical 
26m wide industrial road allowance).  

No impact. 

Technical Design 
Complexity 

No adverse impacts anticipated.  
The project design is similar to other 
minor road projects completed in the 
community in accordance with the 
Municipality’s design standards. 

No impacts. 

 Construction 
Requirements 

No adverse impacts anticipated. 
Construction requirements will be 
comparable to other minor road 
projects completed in the community 
in accordance with the Municipality’s 
design standards.  

No impacts. 

 Transportation Minor disruptions to traffic movement 
on Industrial Drive are anticipated 
during the construction phase of the 
project. However, traffic control 
measures will be implemented to 
maintain traffic movement and access 

No impacts. 
However, street 
access would not 
be provided to 
planned industrial 
development within 
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to adjacent properties. Completion of 
this alternative would provide roadway 
access for planned industrial 
development as described within this 
report.  

the study area if 
Tower Avenue is 
not extended.   

 Infrastructure Minor disruptions to municipal 
servicing may occur during the 
construction phase of the project. 
Measures will be implemented to 
minimize the inconvenience to 
affected properties, including 
distributing pre-construction notices 
prior to construction commencement. 
Completion of this alternative would 
provide the infrastructure required to 
service planned developments.  

No impacts.  
However, municipal 
infrastructure would 
not be provided to 
planned industrial 
development within 
the study area.  

Table 2: Alternative 1 Environmental Component Assessment 

 

5. Preliminary Review: Alternative No. 1 
 
5.1. Alternative Solution Identification 
 
As an outcome of evaluating the alternatives, as summarized within this report, the 
Proponent indicated a preference of implementing Alternative No. 1, construct the 
Tower Avenue road extension and provide full municipal servicing, to address the 
defined problem.  
 
There are numerous benefits to advancing this alternative as the recommended option, 
as outlined below: 
 

 This alternative is expected to generate minimal environmental impacts which 
are comparable to other minor municipal road projects recently completed within 
the community of Glencoe and Municipality of Southwest Middlesex. Similarly, 
construction related impacts (noise, dust, vibration, etc.) are expected to be 
considerable less than those experienced with typical land-development and 
large road reconstruction projects recently completed and ongoing within the 
Municipality. The project specifications will be prepared to minimize construction 
related impacts to the extent possible.  

 This alternative is consistent with the County Official Plan, Municipality Official 
Plan, Zoning By-Law and Provincial Policy Statements as described within this 
report. 

 Construction and operation of the proposed roadway and related services are not 
expected to be technically complex and should not result in significant 
environmental impacts.   
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5.2. Preliminary Engineering Design 
 
In support of Alternative No. 1, our office has prepared a preliminary engineering 
design. The primary design plan is provided below with numerous design considerations 
and components following. Refer to Appendix G for the preliminary design drawings.  
 

 

The primary project objectives, considerations and components of this project and 
alternative are as follows: 
 

 The goal of this project is to expand municipal infrastructure within the project 
area to provide roadway access and servicing planned for future industrial 
development.   
 

 The existing road network will be extended from the existing portion of Tower 
Avenue southerly approximately 360m from Industrial Drive to future lots planned 
for industrial development. This new municipal road network will be constructed 
within a proposed 26m wide road allowance and will accommodate two (2) lanes 
of traffic.  
 

 The existing watermain network will be extended from the existing watermain on 
Industrial Drive approximately 360m within the proposed 26m road allowance to 
provide water servicing to future lots planned for industrial development. The new 

Figure 3: Preliminary Project Design 
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watermain network will consist of a 200mm diameter watermain and all 
appurtenances, including fire hydrants.  
 

 The existing sanitary sewer system will be extended from the existing sanitary 
sewer on Industrial Drive approximately 360m within the proposed 26m road 
allowance and approximately 150m within a private easement to provide sanitary 
servicing to future lots planned for industrial development. The gravity sanitary 
sewer network will be comprised of 200mm diameter sanitary sewers and all 
appurtenances. Sanitary sewer flows from the proposed network will outlet into 
the existing 200mm diameter sanitary sewer along Industrial Road.   
 

 A proposed storm sewer network consisting of 170m of storm sewer within the 
proposed 26m road allowance and approximately 560m within private easements 
will provide storm servicing to future lots planned for industrial development. 
Concrete curb and gutter is proposed to collect lot and road drainage and convey 
surface flows to the proposed catchbasins. The proposed storm sewer network 
will convey storm flows to the proposed stormwater management facility (SWM) 
which has been designed as a wet pond to provide water quality and quantity 
controls. The adjacent Glencoe Outlet Drain will serve as the ultimate stormwater 
outlet.  
 

5.3. Impact Mitigation 
 
5.3.1. Construction Activities  
 
While construction activities can pose risks to the environment, the implementation on 
project specific mitigation measures can significantly mitigate such risks. Specific 
mitigation measures will be specified within the contract documents to ensure they are 
enforced throughout the construction phase of the project. Specific to Alternative No. 1, 
mitigation measures surrounding traffic control, noise, dust, sediment, erosion, refuelling 
and pesticide use will be implemented. Similarly, project specifications will also ensure 
all municipal and industry standards as well as all applicable legislation are adhered to 
throughout the duration of the project.  
 
Measures to minimize air quality, dust, noise sediment and erosion impacts are of 
particular importance for the proposed project. Project specifications used on 
comparable and larger municipal infrastructure projects will be utilized for this project to 
ensure environmental impacts are mitigated to the extent possible.  
 
A summary of the mitigation measures that will be included within the project 
specifications is provided below: 
 

Activity Mitigation Measure 
Traffic Control Detailed traffic control specifications will be included within the 

contract documents. Similarly, the Contractor will be required to 
submit a traffic control plan for review and approval which will 
be enforced throughout the duration of construction. Traffic 
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control specifications and requirements: 
- Provide adequate signage and barricades; 
- Local traffic and emergency vehicle access will be 

provided at all times throughout construction; and 
- Additional provisions to suit the requirements of the 

various surrounding properties and their unique needs 
will be made. 

Noise Control Detailed noise abatement specifications will be included within 
the contract documents. Noise abatement specifications and 
requirements will include: 

- Construction works can only be performed during 
allowable time frames in accordance with local by-laws; 
and 

- Employ devices to minimize noise levels in the 
construction area, as deemed practical. 

Erosion Control Detailed erosion control design and specifications will be 
included within the contract documents. Erosion control 
specifications and requirements will include: 

- Install silt fence surrounding the entire site perimeter to 
control sediment during construction. Silt fence must be 
maintained and replaced as necessary throughout 
construction; 

- Install silt sacs within all existing and proposed 
catchbasins. Silt sacs must be maintained and replaced 
as necessary throughout construction;  

- Install parson inserts within all existing and proposed 
manholes. Parson insets must be maintained and 
replaced as necessary throughout construction; 

- Protect all water courses, catchbasins and pipe ends 
from sediment intrusion; and 

- Complete all required restoration works immediately 
following construction. 

Dust Control Detailed dust control specifications will be included within the 
contract documents. Dust control specifications and 
requirements will include: 

- Placement of calcium throughout the project limits to 
control dust; 

- Perform street sweeping of all roadways surrounding the 
project site to ensure roadways are maintained in a clean 
and safe manner.  

Refuelling and 
Maintenance 

Detailed refuelling and maintenance specifications will be 
included within the contract documents. Refuelling and 
maintenance specifications and requirements will include: 

- Identify suitable refuelling and maintenance areas; 
- Restrict refuelling or maintaining equipment near 

watercourses;  
- Restrict cleaning equipment in watercourses and in 

locations where debris can enter sewers or 
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watercourses; and 
- Identify spill procedures to ensure all parties are 

prepared to intercept, clean up and dispose of any spills 
that may occur on land or water.  

Material Disposal Detailed material disposal specifications will be included within 
the contract documents. Disposal specifications and 
requirements will include: 

- Construction debris must be disposed of any approved 
locations; 

- Restrict the disposal of fuel, lubricants and pesticides in 
sewers and watercourses; 

- Specify the disposal of excess soils must be performed 
in accordance with O.Reg. 406/19, including but not 
limited to retaining a Qualified Person (QP), preparing an 
Excess Soils Destination Assessment Report (ESDAR) 
and tracking all excess soils movement. The tender 
package shall include all supporting reports for the 
Contractor and their QP’s reference and use.  
 

Pesticides The use of pesticides is not proposed as part of this project. 
Vegetation 

Preservation and 
Removals 

Detailed vegetation preservation and removal specifications will 
be included within the contract documents. Preservation and 
removal specifications and requirements will include: 

- Restrict vehicle and equipment exhaust emissions near 
the dripline of any tree not designated for removal, to the 
extent possible.  

- Restrict vehicle and equipment parking, repairs and 
refuelling near the dripline of any tree not designated for 
removal, to the extent possible.  

- Restrict construction materials and soil stockpiling within 
dripline areas.  

- Restrict vegetation removal to solely the vegetation 
specified for removal, having regard for bat roosting and 
bird nesting periods.  

- Minimize topsoil and vegetation stripping to solely what is 
required for the proposed works.  

Table 3: Construction Activity Mitigation Measures to be Included in Project Specifications 

5.3.2. Future Development 
 
The basis of Alternative 1 is to facilitate planned industrial development within the 
Glencoe Industrial Park. It is noted that development setbacks may be required due to 
the adjacent Glencoe Outlet Drain but would be addressed at the time of individual lot 
development and related site plan approval process.  
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5.3.3. Operations and Maintenance Considerations 
 
Following the implementation of Alternative 1, the Municipality would incorporate the 
Tower Avenue road extension, including all related infrastructure, within their typical 
operation and maintenance schedule.  
 
The roadway will be maintained in accordance with the Municipality’s standard 
practices, including the use of accepted measures to support environmental protection 
and energy efficiency.  
 
As part of the newly implemented MECP CLI-ECA process, Municipalities are required 
to prepare and implement operation and maintenance programs for their authorized 
systems. The proposed sanitary sewers, storm sewers, stormwater management facility 
and related appurtenances will be incorporated into the Municipality’s authorized 
systems and will be subject to each respective operation and maintenance program.  
 
5.3.4. Climate Change Considerations 
 
The scale of this project is small in comparison to typical municipal and land 
development projects. As such, climate change impacts during construction and 
following completion of construction are anticipated to be minor in relation to typical 
projects within the Municipality and Southwestern Ontario. However, assessing and 
addressing climate change is critical for long term sustainability. Mitigation measures 
have been developed based upon best practices, best available technologies, and 
efficient construction staging. A summary of climate change mitigation measures that 
will be enforced throughout construction are summarized below and are consistent with 
the MECP publication “Considering Climate Change in the Environmental Assessment 
Process”, published October 2017.  
 

Climate Change 
Component 

Mitigation Measure 

Emissions Reducing greenhouse gas emissions and implementing 
climate change adaptations will be addressed during 
construction by ensuring best practices, best available 
technologies and efficient construction staging are 
implemented. Restricting vehicle and equipment idling on 
site will be included within project specifications and 
communicated to Contractor throughout construction, as 
required. Similarly, the project design has been 
optimized to ensure the depth of proposed infrastructure 
is only as deep as required to limit construction efforts 
and emissions. Based upon the above, impacts to the 
environment based upon emissions will be limited to the 
extent possible.  

Stormwater Drainage The site location is currently cultivated farmland. As 
such, it is reasonable to assume that the area is not 
graded in an optimal manner. Considering the increased 
frequency and intensity of storm events within 
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Southwestern Ontario, the inadequate grading poses 
risks to the neighbouring residential, industrial and 
agricultural properties by increasing the potential for 
flooding and excessive ponded water. Detailed design 
drawings have been prepared, including proposed 
grading throughout the right of way, ensuring positive 
boulevard drainage.  
 
The combination of effective grading design in 
accordance with municipal standards and introduction of 
an asphalt roadway with concrete curb and gutter as well 
as catchbasins will ensure runoff is collected and 
directed to the roadway and ultimately to the stormwater 
management facility and adjacent Glencoe Outlet 
Municipal Drain. The stormwater management facility 
has been designed as a wet pond providing enhanced 
quality control and quantity controls in accordance with 
municipal standards. The stormwater management 
design considers the more frequent and severe storms 
arising from climate change which will benefit the project 
area and surrounding lands.  

Hydrogeological 
Environment 

Considering the scope and depth of the proposed works, 
including no formal infiltration strategies proposed, 
changes to local hydrology are not anticipated. The 
project design has been optimized to ensure the 
proposed infrastructure is only as deep as required to 
limit impacts on surrounding vegetation, hydrology and 
limit construction efforts, and ultimately emissions, from 
construction vehicles and equipment. Based upon the 
geotechnical investigation and related report prepared by 
Englobe, the majority of works are not expected to 
extend into the stabilized groundwater. It is noted that 
the stormwater management pond may extend into the 
stabilized groundwater but minimal dewatering is 
anticipated. As such, disturbances to the hydrogeological 
environment are not expected.  

Energy Efficiency Considering the scope of this project is a road extension 
of approximately 360m length, the scope is small in 
comparison to typical municipal or land development 
projects. Energy efficiency impacts throughout 
construction as well as post construction are anticipated 
to be minor in comparison to large scale land 
development and road reconstruction projects performed 
within the Municipality of Southwest Middlesex and 
Southwestern Ontario. Energy efficiency impacts will be 
mitigated by restricting vehicle and equipment idling, 
utilizing the best practices, best technologies, and 
efficient construction staging. While the road extension 
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will ultimately serve various industrial developments, it is 
expected that all related construction will be performed 
utilizing similar mitigation measures and energy efficient 
materials.  
 
Energy efficiency will be prioritized throughout 
construction and by implementing the mitigation 
measures outlined above, construction and post 
construction impacts are anticipated to be minor.   

Ecological Construction scheduling and implementation will be 
coordinated to avoid impacts to surrounding ecological 
features, including DFO regulations regarding in-water 
works. Any tree removals works will be performed 
avoiding the bat roosting and bird nesting periods. If 
required, a certified professional will be retained to 
perform the required field investigations prior to any 
vegetation removals. Project specifications will also 
restrict vehicle and equipment exhaust emissions, 
parking, repairs and refuelling near the dripline of any 
tree not designated for removal. Based upon the above, 
impacts to the ecological environment are expected to be 
minimal considering the implementation of the various 
mitigation measures and the results of the Species at 
Risk Assessment as prepared by MTE Consultants and 
outlined within this report.  

Aboriginal Communities Through the Class EA process, Aboriginal Communities 
identified as having potential interest in this project and 
study area were consulted. Based upon this consultation, 
there are no known climate change impacts on 
Aboriginal People and/or Communities. Similarly, the 
Aboriginal Communities consulted did not express any 
concerns with the proposed works.  

Alternative Solutions There are no alternative solutions that address the 
problem statement and reduce impacts on climate 
change and the local environment. As outlined 
throughout this report, the proposed road extension and 
related servicing has been designed such that it is in 
adherence with all applicable standards and project 
specifications will be prepared to minimize disruptions to 
existing conditions and impacts to the environment.  

Local Drainage Patterns While surface drainage is expected to marginally 
increase, the introduction of effective grading, curb and 
gutter, storm sewers, as well as catchbasins will ensure 
runoff is directed to the proposed stormwater 
management facility and ultimately outlet into the 
Glencoe Outlet Municipal Drain. The increase in runoff is 
expected to be negligible in terms of impacts to the local 
drainage patters.  
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Water Supply Effects to the local water supply are anticipated to be 
minor as the existing Glencoe water distribution system 
has adequate capacity to accommodate the demands 
associated with the proposed road extension and future 
planned industrial developments.  

Table 4: Climate Change Considerations and Mitigation Measures 

5.3.5. Air Quality Considerations 
 
A qualitative air quality assessment has been performed to review the impacts 
Alternative 1 may have on the air quality surrounding the subject site.  
 
The subject site is within a primarily industrial area, with surrounding land uses including 
cultivated farm land, sanitary sewage lagoons, greenhouses, fire station, farm 
equipment supplier and localized industrial properties. The aforementioned land uses 
impact local air quality to various degrees. As such, the proposed project, including 
roadway and servicing construction to facilitate future industrial development, is not 
anticipated to impact local existing air quality significantly.  
 
A review of sensitive receptors surrounding the project site confirms the following: 
 

Sensitive Receptor Distance Between Nearest Sensitive Receptor and 
Project Site 

Health Care Facility 1.8 km 
Senior Citizen’s 

Residence or Long 
Term Care Facility 

1.8 km 

Childcare Facility 2.2 km 
Educational Facility 0.6 km 

Dwelling 0.5 km 
A place specified by the 

Director…as a place 
where discharges of a 

contaminant may cause 
a risk to human 

None to our knowledge. We note that adjacent land uses 
are agricultural, commercial, industrial and residential. 

Table 5: Sensitive Receptors Surrounding Subject Site 

Given the distance between the subject site and surrounding sensitive receptors, the 
proposed project is not anticipated to impact local existing air quality significantly. Based 
upon surrounding land uses, the future construction of sensitive receptors in close 
proximity to the subject site is not anticipated.  
 
Local air quality impacts during construction generally include emissions from 
construction vehicles and equipment. However, typical construction mitigation measures 
will be included within project specifications and implemented during construction to 
limit impacts to air quality, including but not limited to: no vehicle idling, no equipment 
idling, efficient and effective methodologies, efficient and effective staging.  
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During the project operation stage (i.e. post-construction), air quality impacts will 
generally include emissions from vehicular traffic. While mitigation measures related to 
post-construction vehicular traffic are difficult to enforce, the increased vehicular traffic 
associated with the road extension and future development is anticipated to be minor 
given the scale of the development. The growing popularity of electric and hybrid 
vehicles will assist in reducing emissions from vehicular traffic within the subject site 
and surrounding areas.     
 
5.3.6. Cumulative Impacts 
 
The potential cumulative impacts Alternative 1 may have on the environment were 
evaluated as part of this assessment and based upon comments received as part of the 
consultation process. Refer to Section 6.0 of this report which summarizes the 
consultation process undertaken.  
 
As discussed within this report, the local development setting is comprised of existing 
and planned industrial facilities. As such, the implementation of Alternative 1 will 
facilitate planned industrial development of a limited number of industrial activities by 
providing the required services, including road infrastructure. Based upon the studies 
completed and consultation undertaken, in our opinion, completion of the proposed road 
extension would not generate any significant impacts to the local environment and 
surrounding lands, under existing and planned conditions.  
 
Given the scale and characteristics of the project as outlined within this report, it is our 
opinion that the proposed road extension would not generate any significant impacts to 
the local or regional systems. Similarly, the proposed works align with existing planning 
framework and planned development within the area. Considering the foregoing, it is 
our opinion that Alternative 1 should not result in, or contribute to, significant cumulative 
impacts on the local community of Glencoe, the Municipality of Southwest Middlesex or 
Southwestern Ontario.  
 
5.3.7. Conclusion 
 
Considering the review and considerations outlined above, and provided that the 
recommended mitigation measures are implemented, in our opinion, the implementation 
of Alternative 1 should not have significant environmental impacts on the study area or 
the broader community.  
 
6. Consultation Program 
 
6.1. Consultation Plan 
 
Guidance to encourage effective two-way consultation between proponents and project 
stakeholders, including Indigenous Communities, the public, review agencies and 
adjacent municipalities, is provided under Section A.3 of the Municipal Class EA 
manual. As part of this study, a consultation plan was developed to encourage effective 
consultation with the project stakeholders and achieve the communication objectives 
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outlined within Section A.3 and Appendix 5 of the Municipal Class EA manual. As part 
of developing the consultation plan, consideration was given to project scope, sensitivity 
and complexity of the alternative solutions, community characteristics, stakeholders and 
communication methods.  
 
The following sections provide an overview of the consultation program conducted for 
this project, including a summary of comments received throughout the study process. 
Refer to Appendix F for copies of the circulated notices and related correspondence.  
 
6.2. Notice of Commencement 
 
6.2.1. Overview 
 
The Notice of Commencement for this project was issued on June 16, 2025 with the 
purpose of introducing the project, purpose and intent of the assessment process, 
summarizing the preferred servicing plan (Alternative 1) and illustrating the location of 
the study area via an attached key plan.  
 
The Notice of Commencement was mailed or e-mailed to Indigenous Communities and 
properties within a 200 meter radius, e-mailed to all relevant agencies and posted on 
the Municipal website. Two (2) Indigenous Communities (Caldwell First Nation and 
Chippewas of the Thames First Nations) require Notices to be submitted through their 
online portals which was completed on June 16, 2025.  
 
Consultation records are included within Appendix F of this report.  
6.2.2. First Nation Community Consultation 
 
Based upon our review of First Nation communities potentially having interest in this 
project and/or study area, the following First Nation communities were circulated the 
Notice of Commencement: 
 

 Aamjiwnaang First Nation; 
 Bkejwanong (Walpole Island); 
 Caldwell First Nation; 
 Chippewas of Kettle and Stony Point; 
 Oneida Nation of the Thames; 
 Eelūnaapèewii Lahkèewiit (Delaware Nation or Moravian of the Thames); 
 Munsee-Delaware Nation;  
 Chippewas of the Thames First Nation; and 
 Six Nations of the Grand River.  

 
The above listing of First Nation communities potentially having interest in the project 
and/or study area was further supported by the MECP response to our Notice of 
Commencement dated July 3, 2025. The MECP’s response identified the Six Nations of 
the Grand River as potentially having interest in the project and/or study area. As such, 
the Notice of Commencement was circulated to the Six Nations of the Grand River July 
10, 2025.   
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Following issuance of the Notice of Commencement, only Caldwell First Nation and 
Chippewas of the Thames First Nations provided a response to our office.  
 
Caldwell First Nation community noted that the project has been distributed. However, 
no further correspondence was received. Chippewas of the Thames First Nation 
community noted the following within their response letter: 

 The proposed project is located within the Longwoods Treaty area to which 
Chippewas of the Thames First Nation (COTTFN) is the sole-signatory;  

 The proposed project is located within the Big Bear Creek Additions to Reserve 
(ATR) land selection area as well as COTTFN Traditional Territory; 

 Moderate concerns were identified with the information presented; 
 Regular liaison and updates are required to ensure COTTFN is aware of the 

status of the Municipal Class EA process, design and construction stages; 
 If an archaeological assessment is conducted, COTTFN must be notified for 

opportunity to actively participate. 
 
 
As previously outlined, archaeological investigations on the subject site were performed 
in 2016 prior to the commencement of this Class Environmental Assessment. This past 
work was summarized to COTTFN in written correspondence. No further 
correspondence was received.  
 
 
6.2.3. Agency Consultation 
 
As outlined above, the Notice of Commencement was distributed to numerous agencies 
and utility providers to obtain their comments. A summary of liaison with agencies 
following issuance of the Notice of Commencement is provided below: 
 
Agency/ Utility 

Provider Consulted 
Summary of Comments Received Response to Agency Comments 

Ministry of the 
Environment, 

Conservation and 
Parks (MECP) 

 Letter of acknowledgment 
provided 

 Noted duty to consult First 
Nations Groups 

 Outlined requirements and 
considerations for Class EA 

 Questioned distance between 
project site and sensitive 
receptors  

 Confirmed a qualitative air 
quality impact assessment is 
acceptable 

 Confirmed all identified First 
Nation communities were 
circulated the Notice 

 Issued response letter to MECP 
confirming our approach with 
regards to Air Quality, Dust, 
Noise and Climate Change are 
acceptable 

 Confirmed distance between 
project site and sensitive 
receptors 

 Prepared all Class EA process 
and documentation in 
accordance with MECP 
requirements  
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Ministry of 
Citizenship and 
Multiculturalism 

(MCM) 

 Response letter provided 
 Outlined requirements regarding 

archaeological resources, built 
heritage resources and cultural 
heritage landscapes 

 Outlined requirements and 
considerations for Class EA 

 Follow up correspondence 
confirmed a CHER is not 
required as the existing barn will 
not be impacted by proposed 
work but suggested Municipal 
Planning be consulted.  

 Issued response to MCM, 
including confirmation of 
previously completed 
archaeological assessments. 
Completed MCM checklist which 
suggested cultural heritage 
studies may be required due to 
existing barn on the subject 
property. 
 

Middlesex County  No comments received.  
 
 
 

 Middlesex County Planning who 
provide planning services to the 
Municipality, was subsequently 
consulted to confirm the existing 
barn does not have cultural 
heritage value.  

 No formal response provided.  
Ministry of Natural 

Resources and 
Forestry 

 Response letter provided 
 Guidance provided regarding 

identifying and assessing natural 
features and resources 

 No formal response provided 
 Reviewed guidance and did not 

identify any of MNRF’s interests 
within this project.  

Lower Thames 
Valley Conservation 

Authority (LTVCA) 

 Requested they are kept 
informed of status and provided 
various design documents, 
including Stormwater 
Management Report once 
completed. 

 Response provided 
 Design drawings and 

Stormwater Management Report 
will be provided to LTVCA once 
completed. 

 Permit from LTVCA will be 
applied for once design is 
finalized.  

Thames Sydenham 
Region Source 

Protection 

 No concerns.  No formal response provided.  

Table 6: Summary of Notice of Commencement Agency Consultation 

 
6.2.4. Public Consultation 
 
As outlined above, the Notice of Commencement was mailed to all properties within a 
200m radius from the project site and posted on the Municipality’s website. Only one 
response was received from a local business owner acknowledging the notification. A 
brief response was provided to the individual.    
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7. Project Conclusion and Recommended Next Steps 
 
7.1. Preferred Alternative Selection 
 
7.1.1. Recommended Alternative  
 
At the commencement of this assessment process, the problem statement was defined 
as: “The Glencoe Industrial Park cannot develop for industrial purposes, as planned, 
without provision of roadway access and municipal servicing”. Various alternatives were 
developed to address the problem statement to various degrees. As reviewed and 
documented through this report, all potential environmental impacts associated with 
Alternative No. 1 (construct the Tower Avenue road extension and provide full municipal 
servicing) can be adequately mitigated using the various measures described within 
Section 5.3 of this report. The implementation of Alternative No. 1 addresses the 
problem statement and is not expected to result in any environmental impacts provided 
that the mitigation measures outlined within this report are adhered to.  
 
Alternative No. 1 is selected as the preferred alternative. As determined through this 
Class Environmental Assessment, Alternative No. 1 addresses the defined problem 
statement, aligns with all supporting documentation (Official Plans, Zoning By-Law, 
North Meadows Secondary Plan, etc.) and provided the mitigation measures are 
adhered to, should not result in any environmental impacts. The Municipality of 
Southwest Middlesex supports this recommendation and requested the issuance of the 
Notice of Completion as well as this Project File Report.  
 
It is noted that during the Class EA process, including evaluation of alternatives, 
significant capacity constraints within the existing Graham Municipal Drain were 
encountered. As such, the alignment of the rear yard easement and related 
infrastructure to service the lots fronting Dundonald Road was revised. Storm and 
sanitary infrastructure initially planned for installation within the noted rear yard 
easement have been shortened within this easement area and ultimately run internally 
to the proposed storm and sanitary sewers within the proposed road allowance. This 
design alleviates capacity constraints and reduces the overall scope of the noted rear 
yard easement. Refer to the Notice of Completion which includes an updated location 
figure as well as appended preliminary design drawings for reference.   
 
7.1.2. Municipal Class EA Project Schedule 
 
Alternative No. 1 has been assessed based upon scope as well as anticipated 
construction costs and is categorized as a Schedule B activity. This categorization was 
determined based the scope being the construction of a new roadway and capital costs 
estimated at less than $3 million, as per the 2024 Municipal Class Environmental 
Assessment Manual. As such and in accordance with requirements for Schedule B 
categories, potential environmental impacts associated with the project and related 
mitigation measures have been identified and efficient consultation with the public and 
all stakeholders has been performed. As such, this project is considered approved 
following completion of the environmental screening process summarized in Figure 1. 
Notwithstanding, additional approvals and permits will be required following completion 
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of the detailed design, including but not limited to the following: 
 MECP Consolidated Linear Infrastructure Environmental Compliance Approvals 

for all stormwater and wastewater infrastructure; 
 Conservation Authority permit for stormwater infrastructure, including the 

stormwater management facility; and 
 Fisheries and Oceans Canada approval for the stormwater management facility 

and related outlet to the Glencoe Outlet Municipal Drain.   
 
Additional approvals may be required pending scope of final design.  
 
7.1.3. Notice of Completion 
 
The Notice of Completion defined the preferred alternative, detailed the refined study 
area, noted opportunities to review the Project File Report and confirmed the process to 
request a higher level of study for the Municipal Class EA. The notice was issued on 
March 10, 2026 to agencies and First Nation Communities who expressed interest in 
the project in response to the Notice of Commencement. We note that the notice was 
only sent to the one (1) local property owner who had responded to the Notice of 
Commencement. However, given that the notice was also posted on the Municipality’s 
website, the public was circulated the notice. 
 
Refer to Appendix H which includes the Notice of Completion.   
 
The Notice of Completion comment period will conclude on April 10, 2026. The only 
response received was a letter from ___________ dated ___________ included within 
Appendix F. The _____________ response letter provides the following comments: 

  ___________________ 
 
7.1.4. Probable Capital Costs 
 
As noted, the total probable cost of the project is approximately $2.8 million, excluding 
engineering and excluding HST. It is our understanding that the project will be funded 
through multiple sources, including the Southwestern Ontario Development Fund 
(SWODF), County Loan program and Municipal funding.   
 
7.1.5. Anticipated Construction Schedule 
 
Construction is anticipated for the 2026 construction season. However, construction 
must be staged such that in-water works do not take place between March 15 – July 15, 
in accordance with typical DFO timelines.  
 
7.2. Conclusion 
 
This project file report details the Class Environmental Assessment process carried out 
to evaluate the potential impacts of extending Tower Avenue in the community of 
Glencoe to service planned industrial development. As outlined within this report, 
Alternative 1 (construct the Tower Avenue road extension and provide full municipal 
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servicing) was determined to be the preferred alternative given that it addresses the 
problem statement and is not expected to result in any environmental impacts provided 
that the mitigation measures outlined within this report are adhered to.  
 
Alternative No. 1 has been assessed based upon scope as well as anticipated 
construction costs and is categorized as a Schedule B activity. This categorization was 
determined based the scope being the construction of a new roadway and capital costs 
estimated at less than $3 million, as per the 2024 Municipal Class Environmental 
Assessment Manual.  
 
Provided the mitigation measures outlined within this report are adhered to, any 
potential environmental impacts associated with Alternative No. 1 can be adequately 
alleviated and the project should proceed to tendering and construction.  
 
 
 
SPRIET ASSOCIATES LONDON LIMITED 
 
Prepared By: 
 
 
 
 
 
Chris Lierman, P.Eng.  
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Image 7: Surface Visibility 

 

 
 

Image 8: Test Pit Survey in Progress (looking northwest) 
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Image 9: Test Pit Survey in Progress (looking northwest) 

 

 
 

Image 10: Typical Test Pit near Barn  
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Image 11: Typical Test Pit in Grassed Area of North Corner of Property 

 

 
 

Image 12: Intensified Pedestrian Survey over Surface Scatter (looking northwest) 
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Image 13: Intensified Pedestrian Survey over Surface Scatter (looking south) 

 

 
 

Image 14: Intensified Pedestrian Survey over Surface Scatter (looking southeast) 
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Image 15: Ditched Drainage in North Corner of Subject Property (looking 

southwest) 
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Image 16: Location 1 (AeHk-43) Artifacts 

 

 
A & B) RWE, transfer print, cat.30 & 43; C) RWE, flown, cat.70; D) ivory body, transfer 

print, cat.44; E) ironstone, cat.31; F) ironstone, transfer print, cat.45; G) semiporcelain, 

transfer print, cat.73; H) semiporcelain, moulded, cat.33; I) porcelain, decal & moulded, 

cat.80; J) porcelain doll dish, 75; K & L) manganese glass containers, cat.62 & 64; M) 

opaque white glassware, cat.12 

 

Image 17: Location 1 (AeHk-43) Native Artifact, cat.105 
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Image 18: Location 2 (AeHk-44) Artifacts  

 

 
A & B) RWE, transfer print, cat.33 & 18; C) ivory body, transfer print, cat.27; D) 

ironstone, transfer print, cat.31; E) ironstone, maker’s mark, cat.41; F) semiporcelain, 

transfer print & moulded, cat.20; G) porcelain, decal, cat.5; H) porcelain, Carl Tielsch 

mark, cat.2; I) decorated glass lamp chimney rim, cat.68; J) manganese glass, cat.70; K) 

opaque white Vaseline Cold Cream glass jar (base shown), cat.94 

 

 

Image 19: Location 2 (AeHk-44) Detail of Carl Tielsch Mark, cat.2 
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Image 20: Example of a Complete Carl Tielsch Mark 

 

 
Source: http://www.rsprussia.net/mark.html 

 

 

Image 21: Location 2 (AeHk-44) Native Artifact, cat.100 
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Image 22: Location 3 Artifacts 

 

 
A) RWE, transfer print, cat.11; B) ironstone, transfer print, cat.10; C) ironstone, moulded 

Seashore, cat.17; D) semiporcelain, maker’s mark, cat.5; E) semiporcelain, transfer 

print, cat.7; F) porcelain, transfer print, cat.13; G) opaque white glass, cat.2; H) 

manganese glass handle, cat.1 
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Image 23: Location 4 (AeHk-45) Artifacts 
 

 
A) RWE, flown, cat.20; B) ivory body, transfer print, cat.18; C) ironstone, moulded 

Seashore, cat.16; D) semiporcelain, Wood & Son maker’s mark, burnt, cat.1; E) 

semiporcelain, transfer print, cat.11; F) semiporcelain, decal, cat.12; G) porcelain, decal 

& gilded, cat.2; H) porcelain, coloured bands, cat.6; I) unidentified white EW, decorated, 

cat.30; J) coarse stoneware, Albany slipped, cat.34; K) opaque white Vaseline Cold 

Cream glass jar, cat.38; L) manganese glass container, cat.36; M) machine-made 

Dominion Glass container base, cat.40 
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 Map 1: Location of the Subject Property near Glencoe, ON 
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With specific regard to the Class Environmental Assessment, we will ultimately be seeking acceptance from the Ministry of the Environment, Conservation and parks. However, numerous regulatory agencies, including the local Conservation Authority and DFO, will be consulted throughout the process. Following completion of the detailed design, formal permits, licences and/or approvals from the local Conservation Authority, DFO and Ministry of the Environment (via Form 1 and MECP ECA CLI processes) will be obtained. 
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	11 Name of applicant and full mailing address: Spriet Associates London Limited
155 York Street, London ON N6A 1A8
	Tel: 519-672-4100
	Fax No: 519-433-9351
	12 Name of Registered owners of subject lands and mailing address: Municipality of Southwest Middlesex
153 McKellar Street, Glencoe ON N0L 1M0
	Applicant: On
	Agent Planning Consultant: Off
	Owner: Off
	Surveyor: Off
	Name and address: Spriet Associates London Limited
155 York Street, London ON N6A 1A8
	Tel_2: 519-672-4100
	Fax No_2: 519-433-9351
	Email: mail@spriet.on.ca
	21 Municipal address: The subject property does not currently have a municipal address. The existing road allowance is generally described as: SOUTHWEST MIDDLESEX RANGE 2 NLR PT LOT 24 RP 33R19225 PART 3
	31 Current land use ie Agricultural residential commercial industrial other: The current land use is vacant residential land with a portion being farmed. 
	32 Proposed use of subject land: The Municipality of Southwest Middlesex is developing the Glencoe Industrial Park located on the south side of Industrial Drive in the community of Glencoe.  The objective is to design and construct a new municipal road, watermains, sanitary sewers, storm sewers and a stormwater management facility needed to service industrial development within the project area. The proposed new road will extend from Industrial Road approximately 340 metres to a turn-around circle. This road is intended to serve industrial lots within the project area. 
	If yes are these buildings to be retained demolished or otherwise removed: The proposed limits of disturbance as part of this project do not contain any buildings or structures. However, there is one existing barn within a lot included within the study area that is anticipated to be removed in the future. Similarly, there is one existing sanitary pumping station within the study area that will be retained. 
	41 Current zoning: M1-H-3
	on the basis that the cost of the: 
	Dated this: 
	day of: 
	20: 


