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1.

Introduction

Beacon Environmental Limited (Beacon) was retained by City Park (McLaughlin) Inc. to prepare a
Scoped Environmental Impact Study (EIS) in support of an Official Plan Amendment, Zoning By-law
Amendment and Plan of Subdivision application to redevelop the property located at 6616 McLaughlin
Road in the City of Mississauga (herein referred to as the subject property). The subject property is 0.62
ha in area and located on the north of Courtneypark Drive West, near the intersection of McLaughlin
Road and Navigator Drive, as shown on Figure 1.
The subject property is situated adjacent to the main branch of Fletcher’s Creek watercourse, which is
part of the City of Mississauga Natural Heritage System (NHS), specifically Significant Natural Areas
and Natural Green Spaces, as shown on Schedule 3 on the City of Mississauga Official Plan (2019).
Schedule 10 within the City of Mississauga’s Official Plan identifies the subject property as Low Density
Residential with Hazard Lands to the northwest (associated with Fletcher’s Creek). Presently, land use
within the subject property consists of a lot with a single residential dwelling. The application for an
Official Plan Amendment and Plan of Subdivision is to allow the change in land use from low density
residential to medium density residential to accommodate a 6-storey condominium consisting of
121 units and parking, landscaping and amenity space, as well as redevelopment of 5 single lots.
The proposed redevelopment will not directly encroach on the adjacent NHS associated with the
Fletcher’s Creek valley.
It is the policy of the City of Mississauga to require that an EIS be prepared in support of applications
for development and/or site alteration within or adjacent to certain components of its NHS. The purpose
of an EIS is to demonstrate that the proposed development can proceed without negatively impacting
upon significant natural heritage features or ecological functions and to also identify opportunities for
protection, restoration, enhancement, and expansion of the Natural Heritage System.
Terms of Reference (TOR) outlining the scope of the EIS, were submitted to the City and CVC on
February 7, 2020, which was approved by CVC on February 12, 2020 and by the City on April 24, 2020.
The TOR are provided in Appendix A.
A site visit was completed with CVC staff on October 1, 2019. In attendance were Dorothy DiBerto from
Credit Valley Conservation (CVC), Chris Zeppa from City Park (McLaughlin) Inc., Jim Levac from Glen
Schnarr & Associates Inc., and Chris Wahba from Rady Pentek & Edward Surveying. It was determined
that no features required staking as the site is located outside the valleylands.

1.1

Study Objectives and Scope

The objectives of this EIS are to:
1.
2.
3.
4.
5.

Characterize natural heritage resources and ecological functions in the study area;
Identify significant natural heritage resources and functions;
Identify environmental constraints and confirm development limits;
Identify stewardship opportunities for the Significant Natural Area;
Describe the proposed development plan;
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6. Assess potential impacts of the proposed development plan on significant natural heritage
features and ecological functions; and
7. Recommend mitigation measures for avoiding or minimizing potential development related
impacts to significant natural heritage features and functions.

1.2

Study Area

The study area includes the property located at 6616 McLaughlin Road in the City of Mississauga as
well as immediately adjacent lands. The EIS also considers the relationship of the study area to the
overall Natural Heritage System that extends beyond the study area.

1.3

Study Team

This EIS was prepared using an integrated approach with input from a multi-disciplinary project team.
The project team is comprised of experts in the fields of land use planning, hydrology, and ecology. The
integrated approach to identification of environmental constraints and opportunities was used to arrive
at a site plan design.
A list of Study Team members, their qualifications, and role in the project is provided in Table 1.

Table 1. Composition of Study Team, Key Roles and Reports Provided
Firm
Beacon
Environmental Ltd.

Individuals
Rob Aitken

Mike Jozwik

Title - Qualifications
Key Role and Reporting
B.Sc. / Ecologist / GIS Analyst Vegetation Surveys, Incidental
Wildlife
B.Sc., CISEC / Ecologist,
Geomorphic Assessment
Surface Water Technician
B.Sc. (Hons.) / Ecologist
Vegetation Surveys, Incidental
Wildlife
EIS Report – Primary Author
M.Sc., P.Geo. / Senior
Geomorphic Assessment
Geomorphologist
EIS Report - Author
M.Sc. / Senior Ecologist
Project Management
EIS Report – Reviewer
P. Eng.
Functional Servicing Report

Jim Levac

MCIP, RPP

Grace Coker
Anna Corrigan

Shelley Gorenc
Ken Ursic
Skira & Associates
Ltd.
Glen Schnarr &
Associates Inc.

Planning and Policy Review
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2.

Environmental Policy Framework

This section of the EIS provides an overview of key federal, provincial and local environmental policies,
legislation, and regulations that are directly relevant to the project. Key environmental legislation,
policies and regulations considered by this EIS are as follows:
•
•
•
•
•
•
•
•

Federal Fisheries Act (1985);
Federal Migratory Birds Convention Act (1994);
Ontario Endangered Species Act (2007);
Provincial Policy Statement (2020);
Region of Peel Official Plan;
City of Mississauga Official Plan;
Conservation Authorities Act – Ont. Reg. 160/06; and
Credit Valley Conservation – Watershed Planning and Regulation Policies (2010).

The overview provided below is not comprehensive. Rather, it is intended to highlight those key
legislative, regulatory and policy requirements that pertain to the proposed redevelopment to ensure it
conforms with the various environmental protection requirements. A summary of how the proposed
redevelopment conforms to the various natural heritage protection legislation, policies and regulations
is presented in Section 8.

2.1

Federal Fisheries Act (1985)

In Ontario, the Department of Fisheries and Oceans Canada (DFO) manages fish habitat and the
Ontario Ministry of Natural Resources and Forestry (MNRF) manages fisheries.
Fish and fish habitat are protected under the federal Fisheries Act (1985) which was last amended on
August 28, 2019. The protection provisions of the Fisheries Act apply to all fish and fish habitat
throughout Canada and are the authorities for the regulation of works, undertakings or activities that
risk harming fish and fish habitat. Specifically, the protection provisions include two core prohibitions.
One is against persons carrying on works, undertakings or activities that result in the “death of fish by
means other than fishing” (subsection 34.4(1)), and the other is “harmful alteration, disruption or
destruction of fish habitat” (subsection 35(1)). The protection provisions are applied in conjunction with
other applicable federal laws and regulations related to aquatic ecosystems, including the Species at
Risk Act.
Subsection 34.4 (1) states: No person shall carry on any work, undertaking or activity, other than fishing,
that results in the death of fish.
Subsection 35. (1) states: No person shall carry on any work, undertaking or activity that results in
harmful alteration, disruption or destruction of fish habitat.
Fish habitat is defined in subsection 2(1) of the Fisheries Act to include all waters frequented by fish
and any other areas upon which fish depend directly or indirectly to carry out their life processes. The
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types of areas that can directly or indirectly support life processes include but are not limited to:
spawning grounds and nursery, rearing, food supply and migration areas.
Under subsection 35(1) a person may carry on such works, undertakings or activities without
contravening this prohibition, provided that they are carried on under the authority of one of the
exceptions listed in subsection 35(2), and in accordance with the requirements of the appropriate
exception. In most cases, this exception would be Ministerial authorizations granted to proponents in
accordance with the Authorizations Concerning Fish and Fish Habitat Protection Regulations.
Proponents are responsible for planning and implementing works, undertakings or activities in a manner
that avoids harmful impacts, specifically the death of fish and the harmful alteration, disruption or
destruction of fish habitat. Where proponents believe that their work, undertaking or activity will result
in harmful impacts to fish and fish habitat, DFO will work with proponents to assess the risk of their
proposed work, undertaking or activity resulting in the death of fish or the harmful alteration, disruption
or destruction of fish habitat and provide advice and guidance on how to comply with the Fisheries Act.

2.2

Migratory Birds Convention Act (1994)

The Federal Migratory Birds Convention Act (MBCA; 1994) protects the nests, eggs and young of most
bird species from harassment, harm or destruction. On the subject property, this legislation would apply
in relation to any proposed vegetation clearing as part of the implementation of the proposed site
redevelopment plan, once approved. Although there are no permitting requirements, proponents must
comply with the legislation and may be fined if found to be in contravention of the MBCA.
Environment Canada currently considers the “high risk” period for encountering nesting birds to be from
mid-March to late August. Therefore, to ensure compliance with the MBCA, vegetation clearing during
this period is typically discouraged, particularly in natural or naturalized areas. This is because although
screening for active nests can be conducted, it is typically very difficult to detect all active nests during
the breeding season. However, vegetation clearing outside this window, and even within this window,
is generally permissible as long as there is no evidence of nesting birds in the areas to be disturbed.
Regardless of the date, any nest and the habitat to support the nesting birds is protected under the
MBCA, and therefore even for proposed vegetation clearing outside of the “high risk” window, surveys
should be conducted by a qualified environmental inspector to screen for active nests prior to works
being undertaken.

2.3

Ontario Endangered Species Act (2007)

Species at Risk (SAR) in Ontario include species that are listed as endangered, threatened or special
concern at the provincial level, however the Endangered Species Act (ESA) only regulates the habitat
of endangered or threatened species. Species listed as special concern are addressed through the
Provincial Policy Statement (PPS) and policies pertaining to Significant Wildlife Habitat (SWH).
The ESA provides legal protection to the habitat of endangered and threatened species where it occurs.
Relevant sections of the ESA are included below:
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Subsection 9(1) of the ESA states that:
No person shall:
(a) Kill, harm, harass, capture or take a living member of a species that is listed on
the Species at Risk in Ontario List as an extirpated, endangered or threatened
species;
(b) Possess, transport, collect, buy, sell, lease, trade or offer to buy, sell, lease
or trade;
(i) A living or dead member of a species that is listed on the Species at
Risk in Ontario List as an extirpated, endangered or threatened
species;
(ii) Any part of a living or dead member of a species referred to in
subclause (i);
(iii) Anything derived from a living or dead member of a species referred
to in subclause (i); or
(c) Sell, lease, trade or offer to sell, lease or trade anything that the person
represents to be a thing described in subclause (b) (i), (ii) or (iii).
Subsection 10(1)(a) of the ESA states that:
No person shall damage or destroy the habitat of a species that is listed on the Species
at Risk in Ontario list as an endangered or threatened species.
However, under subsection 17(1) of the ESA, the Minster may issue a permit that authorizes a person
to engage in an activity that would otherwise be prohibited by subsection 9(1) or 10(1) of the ESA
provided the applicable legislative requirements of subsection 17(2) are satisfied. The Endangered
Species Act Submission Standards for Activity Review and 17(2)(c) Overall Benefit Permits (MNR
2012a) is a document that provides guidance regarding permitting requirements under the Act. Relevant
excerpts are provided below:
There are four types of permits that may be issued for authorizing activities where the
activity:
• Is necessary for the protection of human health or safety - clause 17(2)(a);
• Has the main purpose to assist, and would assist, in the protection or recovery
of the species - clause 17(2)(b);
• Has the main purpose not to assist in the protection or recovery of the species,
but through specific and mandatory conditions outlined in the permit will result in
an overall benefit to the species within a reasonable time - clause 17(2)(c); and
• Will result in significant social or economic benefit to Ontario, but will not
jeopardize the survival or recovery of species at risk - clause 17(2)(d).
Permits may be issued where the following legislated requirements are satisfied:
The Minister is of the opinion that the main purpose of the activity authorized by the
permit is not to assist in the protection or recovery of the species specified in the permit;
but,
(i) The Minister is of the opinion that an overall benefit to the species will be
achieved within a reasonable time through requirements imposed by conditions
of the permit;
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(ii) The Minister is of the opinion that reasonable alternatives have been considered,
including alternatives that would not adversely affect the species, and the best
alternative has been adopted; and
(iii) The Minister is of the opinion that reasonable steps to minimize adverse effects
on individual members of the species are required by conditions of the permit.
The Minister is not obligated to issue an Overall Benefit Permit to a proponent. An Overall Benefit Permit
may only be issued where the legislated requirements in clause 17(2)(c) of the Act will be met by the
conditions in the permit.

2.4

Provincial Policy Statement (2020)

The Provincial Policy Statement (PPS; Ministry of Municipal Affairs and Housing [MMAH] 2020)
provides policy direction to municipalities on matters of provincial interest as they relate to land use
planning and development. The PPS provides for appropriate land use planning and development while
protecting Ontario’s natural heritage. Development governed by the Planning Act must be consistent
with the policy statements issued under the PPS. These are outlined in Section 2.1 - Natural Heritage,
Section 2.2 – Water, and Section 3.1 - Natural Hazards of the PPS, and relevant sections from each
are provided in the following pages.

2.4.1 Natural Heritage
The PPS includes policies that speak to the identification and protection of natural heritage systems, as
well as levels of protection for the various components that comprise such systems. Some of these
features are present in the study area and must be assessed in the context of these policies.
The policies specific to natural heritage are found in Section 2.1 of the PPS and are provided in their
entirety below:
2.1.1

Natural features and areas shall be protected for the long term.

2.1.2 The diversity and connectivity of natural features in an area, and the longterm ecological function and biodiversity of natural heritage systems, should be
maintained, restored or, where possible, improved, recognizing linkages between
and among natural heritage features and areas, surface water features and
ground water features.
2.1.3 Natural heritage systems shall be identified in Ecoregions 6E & 7E, recognizing
that natural heritage systems will vary in size and form in settlement areas, rural
areas, and prime agricultural areas.
2.1.4. Development and site alteration shall not be permitted in:
a. Significant wetlands in Ecoregions 5E, 6E and 7E; and
b. Significant coastal wetlands.

Page 6

Scoped EIS - 6616 McLaughlin Road, Mississauga

2.1.5

Development and site alteration shall not be permitted in:
a. Significant wetlands in the Canadian Shield north of Ecoregions 5E, 6E
and 7E;
b. Significant woodlands in Ecoregions 6E and 7E (excluding islands in Lake
Huron and the St. Marys River);
c. Significant valleylands in Ecoregions 6E and 7E (excluding islands in
Lake Huron and the St. Marys River);
d. Significant wildlife habitat;
e. Significant areas of natural and scientific interest; and
f. Coastal wetlands in Ecoregions 5E, 6E and 7E that are not subject to
policy 2.1.4(b).
unless it has been demonstrated that there will be no negative impacts on the
natural features or their ecological functions.

2.1.6 Development and site alteration shall not be permitted in fish habitat except in
accordance with provincial and federal requirements.

2.1.7 Development and site alteration shall not be permitted in habitat of endangered
species and threatened species, except in accordance with provincial and federal
requirements.
2.1.8 Development and site alteration shall not be permitted on adjacent lands to
the natural heritage features and areas identified in policies 2.1.4, 2.1.5 and 2.1.6
unless the ecological function of the adjacent lands has been evaluated and it
has been demonstrated that there will be no negative impacts on the natural
features or on their ecological functions.
2.1.9 Nothing in policy 2.1 is intended to limit the ability of agricultural uses to continue.
In terms of implementation, identification of the various natural heritage features noted above is a
responsibility shared by MNRF and the municipal planning authority. The MNRF is responsible for the
identification of Provincially Significant Wetlands (PSWs) and Areas of Natural and Scientific Interest
(ANSIs), while the Ministry of Environment, Conservation and Parks (MECP) is responsible for the
confirmation of habitat of endangered species and threatened species, and for its regulation (under the
ESA).
Local and regional planning authorities are responsible for the identification of Significant Woodlands,
Significant Valleylands, and Significant Wildlife Habitat (SWH), with support from applicable guidance
documents (i.e., Natural Heritage Reference Manual (MNR 2010); Significant Wildlife Habitat Technical
Guidelines (MNR 2000), Significant Wildlife Habitat Criteria for Ecoregion 7E, MNRF 2015). Local and
regional planning authorities in southern Ontario also typically work with their local conservation
authority to identify and confirm significant natural heritage features that may have significance at the
local or regional level. As described in Section 2.1 above, identification and verification of fish habitat
is now self-regulated although enforcement of the related policies and regulations is still managed by
MNRF and regulated by DFO.
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In areas where significant natural heritage features are present, the boundaries of natural heritage
features are further refined through site-specific studies undertaken as part of the planning process and
in accordance with the requirements of municipal policies.

2.4.2 Water
Water resources are a key consideration in this EIS. Section 2.2 of the PPS directs planning authorities
to protect, improve or restore the quality and quantity of surface and groundwater water resources
through watershed and land use planning, as per the policies below cited in their entirety.
2.2.1

Planning authorities shall protect, improve or restore the quality and quantity of
water by:
a. Using the watershed as the ecologically meaningful scale for integrated
and long-term planning, which can be a foundation for considering
cumulative impacts of development;
b. Minimizing potential negative impacts, including cross-jurisdictional and
cross-watershed impacts;
c. Evaluating and preparing for the impacts of a changing climate to water
resource systems at the watershed level;
d. Identifying water resource systems consisting of ground water features,
hydrologic functions, natural heritage features and areas, and surface
water features including shoreline areas, which are necessary for the
ecological and hydrological integrity of the watershed;
e. Maintaining linkages and related functions among ground water features,
hydrologic functions, natural heritage features and areas, and surface
water features including shoreline areas;
f. Implementing
necessary
restrictions
on development and site
alteration to:
a. Protect all municipal drinking water supplies and designated
vulnerable areas; and
b. Protect, improve or restore vulnerable surface and ground
water, sensitive surface water features and sensitive ground
water features, and their hydrologic functions;
g. Planning for efficient and sustainable use of water resources, through
practices for water conservation and sustaining water quality;
h. Ensuring consideration of environmental lake capacity, where applicable;
and
i. Ensuring stormwater management practices minimize stormwater
volumes and contaminant loads, and maintain or increase the extent of
vegetative and pervious surfaces.

2.2.2

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.
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Compliance with these policies requires a multi-disciplinary and integrated approach to land use
planning. Such an approach has been adopted through the preparation of this EIS.

2.4.3 Natural Hazards
In addition to balanced protection of natural heritage resources and water resources, the PPS also
includes policy direction regarding reducing the potential risk to Ontario’s residents from natural or
human-made hazards. Section 3.1 of the PPS generally discourages development within identified
natural hazards (i.e., areas that are at risk of flooding and / or erosion).
Notwithstanding the opposition to develop within natural hazard lands, Policy 3.1.4 within the PPS
states:
Despite policy 3.1.2, development and site alteration may be permitted in certain areas
associated with the flooding hazard along river, stream and small inland lake systems:
a) In those exceptional situations where a Special Policy Area has been approved.
The designation of a Special Policy Area, and any change or modification to the
official plan policies, land use designations or boundaries applying to Special
Policy Area lands, must be approved by the Ministers of Municipal Affairs and
Housing and Natural Resources prior to the approval authority approving such
changes or modifications; or
b) Where the development is limited to uses which by their nature must locate within
the floodway, including flood and/or erosion control works or minor additions or
passive non-structural uses which do not affect flood flows.

2.5

Regional Municipality of Peel Official Plan (2018)

The Peel Region Official Plan (ROP) identifies a Greenlands System consisting of Core Areas, Natural
Areas and Corridors (NAC’s), and Potential Natural Areas and Corridors (PNAC’s) and includes policies
aimed at protecting, maintaining, and restoring this system.
Key elements of the Region’s Greenlands System include the following:
•
•
•
•
•
•
•
•
•
•
•
•
•

Areas of Natural and Scientific Interest;
Environmentally Sensitive or Significant Areas (ESA);
Escarpment Natural Areas;
Escarpment Protection Areas;
Fish and wildlife habitat;
Habitats of threatened and endangered species;
Wetlands;
Woodlands;
Valley and stream corridors;
Shorelines;
Natural lakes;
Natural corridors;
Groundwater recharge and discharge areas;
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•
•

Open space portions of the Parkway Belt West Plan; and
Other natural features and functional areas.

The various components of the Regional Greenlands System are to be interpreted, identified and
protected in accordance with ROP policies.

2.5.1 Core Areas
Core Areas of the Regional Greenlands System include features and areas that are considered
significant at the provincial and regional levels. They generally correspond with significant features and
areas listed in the PPS and include:
•
•
•
•
•
•
•
•

Significant Wetlands;
Significant Coastal Wetlands;
Core Woodlands;
Environmentally Sensitive or Significant Areas;
Provincial Life Science ANSI;
Significant Habitat of Threatened and Endangered Species;
Escarpment Natural Areas of the Niagara Escarpment Plan; and
Core Valley and Stream Corridors.

Core Areas of the Regional Greenlands System are mapped on Schedule A of the ROP. Schedule A
does not identify any Core Areas on the site, but it does identify Core Areas northwest of the subject
property, associated with Fletcher’s Creek. As all Core Areas are mapped on Schedule A, the ROP
should also be consulted to determine if any features are present that meet Core Area criteria. The EIS
provides an assessment to determine if Core Areas are present.
Policy 2.3.2.6 prohibits development and site alteration within the Core Areas of the Greenlands System
in Peel except for:
a. Forest, fish and wildlife management;
b. Conservation and flood or erosion control projects, but only if they have been demonstrated
to be necessary in the public interest and after all reasonable alternatives have been
considered;
c. Essential infrastructure exempted, pre-approved or authorized under an environmental
assessment process;
d. Passive recreation;
e. Minor development and minor site alteration;
f. Existing uses, buildings or structures;
g. Expansions to existing buildings or structures;
h. Accessory uses, buildings or structures; and
i. A new single residential dwelling on an existing lot of record, provided that the dwelling would
have been permitted by the applicable planning legislation or zoning by-law on the date the
Regional Official Plan Amendment (OPA) 21B came into effect. A new dwelling built after
the Regional OPA 21B came into effect in accordance with this policy shall be deemed to
be an existing building or structure for the purposes of the exceptions permitted in clauses
g) and h) above.
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Area municipalities are directed to adopt appropriate policies to allow the above exceptions when it can
be demonstrated that there is no reasonable alternative location outside of the Core Area and the use,
development or site alteration is directed away from the Core Area feature to the greatest extent
possible; and the impact to the Core Area feature is minimized and any impact to the feature or its
functions that cannot be avoided is mitigated through restoration or enhancement to the greatest extent
possible.

2.5.2 Natural Areas and Corridors and Potential Natural Areas and Corridors
NACs include:
•
•
•
•
•
•
•
•

Evaluated non-provincially significant wetlands;
Woodlands meeting one or more of the criteria in Table 1 of the ROP;
Significant wildlife habitat;
Fish habitat;
Regionally significant life science Areas of Natural and Scientific Interest;
Provincially significant earth science Areas of Natural and Scientific Interest;
Escarpment Protection Areas of the Niagara Escarpment Plan; and
Lake Ontario shoreline and littoral zone and other natural lakes and their shorelines.

PNACs include:
•
•
•
•
•
•
•
•
•

Unevaluated wetlands;
Cultural woodlands and cultural savannahs within the Urban System and Rural Service
Centres meeting one or more of the criteria in Table 1 of the ROP;
Any other woodlands greater than 0.5 hectares (1.24 acres);
Regionally significant earth science Areas of Natural and Scientific Interest;
Sensitive groundwater recharge areas;
Portions of historic shorelines;
Open space portions of the Parkway Belt West Plan Area;
Potential ESA's identified as such by the conservation authorities; and
Any other natural features and functional areas interpreted as part of the Greenlands System
PNAC’s, by the individual area municipalities in consultation with the conservation
authorities.

NAC’s and PNAC’s represent natural features and areas that are considered locally significant. NAC’s
and PNAC’s are considered locally important. Regional policies pertaining to NAC’s and PNAC’s defer
their interpretation, protection, restoration, enhancement, proper management and stewardship to local
municipalities. The EIS provides an assessment to determine if NAC’s and PNAC’s are present.

2.6

City of Mississauga Official Plan (2019)

Section 6.3 of the MOP contains policies pertaining to the protection of the Green System. The Green
System is composed of a) the Natural Heritage System, 2) the Urban Forest, 3) Natural Hazard Lands;
and 4) Parks and Open Spaces. Components of the Green System that overlap with the study area
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include NHS (off-site) and Natural Hazard Lands (off-site). Policies pertaining to each of these Green
System components are discussed below.

2.6.1 Natural Heritage System
The City of Mississauga’s Natural Heritage System (NHS) consists of:
1.
2.
3.
4.
5.

Significant Natural Areas;
Natural Green Spaces;
Special Management Areas;
Residential Woodlands; and
Linkages.

The NHS is conceptually illustrated on Schedule 3 of the MOP. Components of this system that are
directly associated with the subject property and adjacent lands include Significant Natural Areas and
Natural Green Spaces and Natural Hazards, as shown on Figure 2 below.

Figure 2. Excerpt of City of Mississauga Official Plan Schedule 3 with Approximate
Location of Subject Property Shown in Red
The exact limit of components of the NHS are to be determined through site specific studies such as an
EIS. Minor refinements to the boundaries of the NHS may also be made through an EIS or other
appropriate studies accepted by the City without an OPA

2.6.1.1

Significant Natural Areas

Significant Natural Areas include one or more of the following features:
•

Provincially or regional significant life science areas of natural and scientific interest ANSI;
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•
•
•
•
•
•
•

Environmentally sensitive or significant areas;
Habitat of threatened species or endangered species;
Fish habitat;
Significant wildlife habitat;
Significant woodlands;
Significant wetlands, including PSWs, coastal wetlands, and other wetlands greater than 0.5
hectares; and
Significant valleylands, including the main branches, major tributaries and other tributaries
and watercourse corridors draining directly to Lake Ontario including the Credit River,
Etobicoke Creek, Mimico Creek and Sixteen Mile Creek.

Policy 6.3.27 states:
Development and site alteration as permitted in accordance with the Greenlands
designation within or adjacent to a Significant Natural Area will not be permitted unless
all reasonable alternatives have been considered and any negative impacts minimized.
Any negative impact that cannot be avoided will be mitigated through restoration and
enhancement to the greatest extent possible. This will be demonstrated through a study
in accordance with the requirements of the Environmental Assessment Act. When not
subject to the Environmental Assessment Act, an Environmental Impact Study will be
required.
Policy 6.3.29 states:
Development and site alteration on lands adjacent to a provincially significant wetland,
provincially significant coastal wetland and habitat of endangered species and
threatened species or other Significant Natural Area will require an Environmental Impact
Study, demonstrating no negative impact to the natural heritage features or on their
ecological function, to the satisfaction of the City and appropriate conservation authority.

2.6.1.2

Natural Green Spaces

Natural Green Spaces are areas that meet one or more of the following criteria:
•
•
•
•

Woodlands greater than 0.5 hectares that do not qualify as significant woodland;
Wetlands that do not qualify as significant wetland;
Watercourses that do qualify as significant valleyland; and
All natural areas greater than 0.5 hectares that have vegetation that is uncommon in the
City.

Policy 6.3.32 states:
Development and site alteration will not be permitted within or adjacent to Natural Green
Spaces unless it has been demonstrated through an Environmental Assessment or EIS
that there will be no negative impact to the natural heritage features and their ecological
functions and opportunities for their protection, restoration, enhancement and expansion
have been identified...
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2.6.2 Natural Hazard Lands
Natural Hazard Lands are associated with valley and watercourse. These areas are prone to flooding
and erosion and are generally unsuitable for development.
With respect to valleylands, it is the policy of the City that:
Development adjacent to valleylands and watercourse features must incorporate
measures to ensure public health and safety; protection of life and property; as well as
enhancements and restoration of the Natural Heritage System.
Policy 6.3.47 states:
Development and site alteration will not be permitted within erosion hazards associated
with valleyland and watercourse features. In addition, development and site alteration
must provide appropriate buffer to erosion hazards, as established to the satisfaction of
the City and appropriate conservation authority.
Policy 6.3.48 states:
Development adjacent to valleyland and watercourse features may be required to be
supported by detailed slope stability and stream erosion studies, where appropriate.
With respect to flood plains, it is the policy of the City that:
Lands subject to flooding are a danger to life and property and, as such, development is
generally prohibited. However, it is recognized that some historic development has
occurred within flood plains and may be subject to special flood plain policy
consideration.
Policy 6.3.51 states:
Development and site alteration is generally prohibited on lands subject to flooding.
Policy 6.3.52 states:
Where historic development has occurred in the flood plain, minor works may be
permitted subject to detailed studies to the satisfaction of the City and appropriate
conservation authority.
Policy 6.3.53 states:
The construction of buildings or structures permitted in or adjacent to the flood plain will
be protected to the elevation of the Regulatory Flood and will not impact upstream or
downstream properties. Additional flood protection measures to be implemented relative
to individual development applications will be determined by the City and the appropriate
conservation authority.
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Policy 6.3.54 states:
Access for development adjacent to or within the flood plain will be subject to appropriate
conservation authority policies and the policies of the City.

2.6.3 EIS Requirements
MOP Chapter 6 outlines policies that provides guidance on when an EIS is triggered. In the case of the
proposed redevelopment, an EIS is triggered by Policy 6.3.29.
6.3.29 Development and site alteration on lands adjacent to a Provincially significant
wetland, Provincially significant coastal wetland and habitat of endangered species and
threatened species or other Significant Natural Area will require an Environmental Impact
Study, demonstrating no negative impact to the natural heritage features or on their
ecological function, to the satisfaction of the City and appropriate conservation authority.
Other relevant policies are as follows:
6.3.31 Setbacks and buffers adjacent to fish habitat areas will be determined by an
Environmental Impact Study, which will conform to approved fisheries management
plans.
6.3.32 Development and site alteration will not be permitted within or adjacent to Natural
Green Spaces, Linkages and Special Management Areas unless it has been
demonstrated that there will be no negative impact to the natural heritage features and
their ecological functions and opportunities for their protection, restoration, enhancement
and expansion have been identified. This will be demonstrated through a study in
accordance with the requirements of the Environmental Assessment Act. When not
subject to the Environmental Assessment Act, an Environmental Impact Study will be
required.
6.3.33 Environmental Impact Studies will delineate the area to be analysed, describe
existing physical conditions, identify environmental opportunities and constraints, and
evaluate the ecological sensitivity of the area in relation to a proposal. It will also outline
measures to protect, enhance, restore and expand the Natural Heritage System and
associated ecological Figure 6-8: Mississauga promotes and is proactive in the
management of its natural heritage areas and the protection of its ecological functions.
Environmental Impact Studies will be prepared to the satisfaction of the City and
appropriate conservation authority.

2.7

Credit Valley Conservation Authority Policies and Regulations

Credit Valley Conservation (CVC) plays several roles in overseeing development applications.
Firstly, under Section 28 of the Conservation Authorities Act, CVC regulates activities within and
adjacent to wetlands, watercourses and hazard lands under Ontario Regulation 160/06 - Regulation of
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Development, Interference with Wetlands and Alterations to Shorelines and Watercourses. A permit
must be obtained from CVC for development or site alteration within regulated areas.
Secondly, CVC provides planning and technical advice to local and regional municipalities to assist
them in fulfilling their responsibilities regarding natural hazards, natural heritage and other relevant
policy areas pursuant to the Planning Act. CVC participates in the review of Planning Act applications
to ensure the applicant and planning authority are aware of the Section 28 regulations and requirements
and assist in coordinating those applications to avoid any conflicts.
CVC policies are outlined in their Watershed Planning and Regulation Policies (CVC 2010). Key policies
pertaining to the proposed development application are contained in Section 6.1 (General Plan Input
and Plan Review Policies), Section 6.2 (Lot Creation Policies) and general policies pertaining to
implementation of Ont. Reg. 160/06 are contained in Section 7.0.
6.1

General Plan Input and Plan Review Policies
l) CVC recognizes that certain types of development (2) and site alteration by
their nature must locate within the natural heritage system, including natural
heritage features and areas, significant natural areas, hazardous land, erosion
access allowances and associated buffers. Considering this, CVC may support
such works where they have been addressed through an environmental
assessment, comprehensive environmental study or technical report, completed
to the satisfaction of CVC. This may include, but is not limited to, the following:
i.
Infrastructure, including stormwater management facilities;
ii.
Development (2) and site alteration associated with passive or low
intensity outdoor recreation and education;
iii.
Development (2) which by its nature must locate within hazardous land;
iv.
Development (2) and site alteration associated with conservation or
restoration projects or management activities following sustainable
management practices;
v.
Hazardous land remediation or mitigation works required to protect
existing development (2); and
vi.
Modifications to components of the natural heritage system to implement
the recommendations of an environmental assessment, comprehensive
environmental study or technical report that has been completed to the
satisfaction of CVC.

6.2.

Lot Creation Policies

6.2.1

Development Limits
a) CVC will not support the creation of new lots through plan of subdivision or
consent that extend into, or fragment ownership of, the natural heritage system,
including natural heritage features and areas, significant natural areas,
hazardous land and erosion access allowances, in consideration of the long term
management concerns related to risks to life and property and natural heritage
protection.
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b) In addition to policy 6.2.1 a), CVC will recommend that lots created through
plan of subdivision or consent are set back a minimum of whichever is the
greatest of the following buffers:
i.
10 metres from the limit of flood hazards;
ii.
10 metres from the limit of erosion hazards;
iii.
10 metres from the limit of dynamic beach hazard;
iv.
10 metres from the drip line of significant woodlands;
v.
10 metres from the limit of other wetlands;
vi.
30 metres from the limit of provincially significant wetlands;
vii.
30 metres from the bankfull flow location of watercourses; and/or
viii.
A distance to be determined through the completion of a comprehensive
environmental study or technical report, to the satisfaction of CVC, from
the limit of the following:
a. Significant wildlife habitat;
b. Significant habitat of threatened species and endangered species;
c. Regionally and provincially significant life science ANSIs;
d. ESAs; and/or
e. Significant habitat of species of conservation concern.
c) Notwithstanding policy 6.2.1 b), CVC may recommend lots be set back a
distance other than those identified in 6.2.1 b) based on the results of a
comprehensive environmental study or site-specific technical report completed
to the satisfaction of CVC, and consistent with provincial and municipal policy.

3.

Methodology

3.1

Background Review

The following section summarizes background information and relevant reporting referenced in support
of preparing of the EIS.
•
•
•
•
•
•
•
•
•
•
•
•

Region of Peel Official Plan;
City of Mississauga Official Plan;
Natural Heritage Information Centre;
Ministry of the Environment, Conservation and Parks (MECP) – Client’s Guide to Preliminary
Screening for Species at Risk (May 2019);
Consultation with the MECP regarding a Species at Risk (SAR) screening for the property Appendix B;
Physiography of Southern Ontario (Chapman and Putnam 1984);
Available Data on Fish Records and Habitat from CVC;
Natural heritage species records from CVC;
City of Mississauga Natural Areas Inventory Data for study area (MV2) - Appendix C;
Credit Valley Conservation Subwatershed Study for Subwatershed 5 - Fletcher’s Creek;
Ontario Breeding Bird Atlas (Cadman et al. 2007);
Ontario Herpetofauna Summary Atlas (Ontario Nature 2019);
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•
•
•
•
•
•
•

3.2

Fisheries and Oceans Canada Aquatic Species at Risk Distribution Mapping (DFO
2018);
Soils and topographic mapping;
Historical and current aerial photography (City of Mississauga Mapping 2018);
Tree Inventory and Preservation Plan (MSLA 2020);
Flood Study (Skira 2020b);
Functional Servicing Report (Skira 2020c); and
Site Plan (GSAI 2020).

Field Investigations

The following field investigations were undertaken as part of this study to characterize the natural
heritage features and functions associated with the property:
•
•
•
•

Geomorphic Assessment;
Ecological Land Classification;
Floristic Surveys; and
Wildlife Surveys – Incidental Wildlife and SAR habitat.

3.2.1 Geomorphic Assessment
3.2.1.1

Reach Delineation

To facilitate a systematic evaluation of the relevant portions of Fletcher’s Creek was delineated into
reaches (Figure 3). Reaches are homogenous sections of channel with regard to form and function
and can, therefore, be expected to behave consistently along their length to changes in hydrology and
sediment inputs, as well as to other modifying factors (Montgomery and Buffington 1997; Richards et
al. 1997). For the purposes of this study, the section of Fletcher’s Creek relevant to the subject property
(from McLaughlin Road, downstream a distance of approximately 900 m) was delineated as a single
reach (Reach FC-1).

3.2.1.2

Rapid Assessments

In order to confirm existing geomorphic conditions along the portions of Fletcher’s Creek, a field
investigation was conducted on January 17, 2020. The following standardized rapid visual assessment
methods were applied:

i.

Rapid Geomorphic Assessment (RGA – MOE 2003)

The RGA documents observe indicators of channel instability by quantifying observations using an
index that identifies channel sensitivity. Sensitivity is based on evidence of aggradation, degradation,
channel widening and planimetric form adjustment. The index produces values that indicate whether
the channel is stable/in regime (score <0.20), stressed/transitional (score 0.21-0.40) or in adjustment
(score >0.41).
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ii. Rapid Stream Assessment Technique (RSAT – Galli 1996)
The RSAT uses an index to quantify overall stream health and includes the consideration of biological
indicators (Galli 1996). Observations concerning channel stability, channel scouring/sediment
deposition, physical in-stream habitat, water quality, and riparian habitat conditions are used to calculate
a rating that indicates whether the channel is in poor (<13), fair (13-24), good (25-34), or excellent (3542) condition.

iii. Downs Classification Method (Downs 1995)
The Downs classification method (outlined in Thorne et al. 1997) infers present and future potential
adjustments based on physical observations, which indicate the stage of evolution, and type of
adjustments that can be anticipated based on the channel evolution model. The resultant index
classifies streams as stable, laterally migrating, enlarging, undercutting, aggrading, or recovering.

3.2.2 Ecological Communities and Floristic Survey
A site visit was conducted on December 13, 2019 to document the vegetation on the subject property.
Ecological communities were mapped and described according to the Ecological Land Classification
System for Southern Ontario (Lee et al., 1998). Additionally, a plant species inventory was undertaken
that included determining the presence and location of any Butternut (Juglans cinerea), an endangered
species of tree, and any other endangered and threatened species of plants, shrubs or trees. Vascular
plant species encountered were noted, and a plant list was compiled. Species conservation status is
based on NHIC rankings, MNRF list (Distribution and Status of the Vascular Plants of the Greater
Toronto Area, Varga et al., 2005), and Plants of the Credit River Watershed (CVC 2002).
Any features regulated by CVC (e.g., watercourses and wetlands) will also be identified. Through
correspondence with the CVC, it was determined that a feature staking was not required.

3.2.3 Species at Risk
A general habitat assessment for species at risk (SAR) will be conducted at the time of the field
investigation. The property will be assessed with respect to the potential for habitat for birds that might
trigger the ESA.

3.2.4 Incidental Wildlife
Incidental observations of other wildlife, including reptiles, amphibians, mammals and/or migrant birds,
were made during field investigations.
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4.

Study Findings

4.1

Background Review

The following section summarizes background information and relevant reporting referenced in support
of the EIS. Additional results of the background review have been integrated into Sections 4.2 - 4.6 of
this EIS.

4.1.1 Natural heritage species records from CVC
CVC was contacted to obtain additional natural heritage information for the 6616 McLaughlin Road
project. They forwarded all terrestrial wildlife digital data available for the study area, which were all
collected in 2010 in the area of Fletcher's Creek, reaches FCT-9 and FCT-8 northwest of the subject
property. This data included 43 records of insects, vegetation, reptile, mammals and birds. The records
were reviewed for the EIS and are included as Appendix D. All of the terrestrial species are considered
common in Ontario, and are species typically associated with urban landscapes. Only one record, a
Milksnake (Lampropeltis triangulum), is considered special concern at the federal level, but is not listed
provincially. Additionally, one locally rare species was noted in this dataset: White Spruce (Picea glauca)
which is planted and not naturally occurring as is noted in Section 4.5.2.
CVC also provided fish collection records of species that were caught annually from 2000-2016
upstream of 2nd Line, which is downstream of the subject property, approximately 1.3 km southwest.
The fish species caught are all considered common in Ontario, and are listed in Appendix D.

4.1.2 Credit Valley Subwatershed Study. [Subwatershed 5 - Fletcher’s Creek]. Fletcher’s Creek
Restoration Study – Appendix 1 Characterization Report. DRAFT. (CVC 2011b)
The Fletcher’s Creek Subwatershed Study was not finalized at the time of report preparation. A draft of
the Restoration Study’s Characterization report was reviewed for background information.
Fletcher’s Creek is a tributary of the Credit River situated within the lower third of the watershed. It
drains a total catchment area of approximately 45 km2 and is 18 km long. It is contained mostly within
the City of Brampton, although a small section of the southern portion lies within the City of Mississauga.
At the time of the report, land use within the subwatershed was largely residential (62%), with most of
that development located north of Queen Street.
Results of fish species surveys conducted upstream of Second Line (downstream of the subject
property, approximately 1.3 km southwest) for the purposes of the Characterization Report included:
•
•
•
•
•
•

Fathead Minnow (Pimephales promelas);
Common Shiner (Luxilus cornutus);
Pumpkinseed (Lepomis gibbosus);
White Sucker (Catostomus commersonii);
Bluntnose Minnow (Pimephales notatus);
Creek Chub (Semotilus atromaculatus);
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•
•
•
•
•
•
•
•
•
•
•
•
•
•

Hornyhead Chub (Nocomis biguttatus);
Rainbow Darter (Etheostoma caeruleum);
Brassy Minnow (Hybognathus hankinsoni);
Johnny Darter (Etheostoma nigrum);
Rainbow Trout (Oncorhynchus mykiss);
Fantail Darter (Etheostoma flabellare);
Northern Hog Sucker (Hypentelium nigricans);
Longnose Dace (Rhinichthys cataractae);
River Chub (Nocomis micropogon);
Central Mudminnow (Umbra limi);
Stonecat (Noturus flavus);
Goldfish (Carassius auratus);
Brook Stickleback (Culaea inconstans); and
Blacknose Dace (Rhinichthys atratulus).

This sampling site represents one of the most diverse tributary sites watershed-wide likely due to the
migrations from the Credit River. All these fish species are considered common and abundant species.
The Characterization Report also included details of various reaches of Fletcher’s Creek. The reach
that is found adjacent to the subject property is located between Derry Road and Second Line (FC1-7
to FC1-3). This reach is described being a well-developed valley and surround by older development.
The stream is typically shaded by either mature trees near the upstream portion or meadow, shrubs
and small trees on the upstream portion. Substrates are mis of silts and sands in the slower pool
sections and gravels, larger cobbles and rubbles in the steeper riffle sections. The fish species located
here are indicative of larger systems. Northern Hog Sucker and Rainbow Trout are coldwater species.).
The report describes Fletcher’s Creek as a highly altered watercourse but noted the presence of
Redside Dace (a species of provincial significance at the time of the study) which can be found
throughout the subwatershed. Redside Dace is considered an indicator of good water quality and is
sensitive to turbidity.

4.1.3 Credit River Watershed Health Report (CVC 2012)
The Credit River Watershed Health Report (CVC, 2012) includes monitoring results for Fletcher’s Creek
obtained through the Brampton Effectiveness Monitoring Program and the CVC Integrated Watershed
Monitoring Program (IWMP). As part of the IWMP, fish community monitoring was completed from
1999-2012. 110 sites were sampled within the Credit River watershed and a total of 62 fish species
from 17 families were captured. 82% of sampled fish species were found to be native to the Watershed.
Fish community health was classified in the report using and Index of Biotic Integrity (IBI) score for each
site. IBI scores for most monitoring stations were classified as having poor (40%) or fair (30%) fish
community health, although nearly a quarter of stations are classified as excellent (CVC 2012). Most
monitoring stations classified as good or excellent for fish health were in the Upper and Middle
Watershed, in the headwaters and in tributaries. The subject property is located in the Lower
Watershed.
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4.2

Topography and Soils

The study area is located within the Peel Plain physiographic region of Southern Ontario. It is a levelto-undulating tract of clay soils covering the regions of York, Peel and Halton. The underlying geological
material of the plain is a till containing large amounts of shale and limestone (Chapman and Putnam
1984).
Soils underlying the subject property are mapped as Chinguacousy clay loam, which is an imperfectly
drained soil that occurs on smooth, gently sloping topography where erosion is slight (Hoffman and
Richards 1953).
The study area is relatively flat within the west portion of the lot with a gentle slope from east to west.
The east portion of the subject property has a grade differential of approximately 5.0 m, sloping
towards Fletcher’s Creek (Skira & Associates Ltd. 2020c)

4.3

Geomorphology

Results of the rapid assessments are summarized in Table 2 and Table 3 below. A photographic record
of site conditions at the time of the assessment is provided in Appendix E. Photo locations are shown
in Figure 3, along with the extent of Reach FC-1 assessed through the geomorphic assessment. It
should be noted that Beacon is familiar with existing geomorphic conditions along the entirety of Reach
FC-1 through previous project experience.

4.3.1 Reach FC-1
Within the extent assessed, Reach FC-1 was characterized as a moderately sinuous, well-defined
channel situated within a confined valley setting. The reach displayed a moderate gradient and degree
of entrenchment. Riparian vegetation consisted of mix of deciduous and coniferous trees, shrubs and
herbaceous species, and constituted a continuous buffer, generally greater than 5 channel widths in
lateral dimension. Bank angles ranged between 30-90 degrees, with 30-60% of banks exhibiting
indicators of active erosion in the form of undercutting and basal scour. Bank materials consisted of
clay, silt and sand. Bankfull widths ranging between 7.1-12.5 m; bankfull depths ranged between 0.51.2 m. Riffle and pool morphology was well-defined, with bed substrate in riffles consisting of sand,
gravel, cobble and shale in the riffles, and sand, cobble, gravel and exposed shale bedrock in pools.
Rapid assessment results indicated that Reach FC-1 exhibited minor evidence of stress (‘in transition’)
with a score of 0.28. Widening was identified as the dominant mode of adjustment, with indicators of
planimetric form adjustment, degradation and aggradation also observed. Evidence of widening
included leaning/fallen trees, occurrence of large organic debris, exposed tree roots, basal scour on
inside meander bends and both side of channel through the riffle and an outflanked pedestrian crossing.
Existing channel disturbances included an informal pedestrian crossing and the McLaughlin Road
crossing.
An RSAT score of 21.5 indicated a ‘fair’ degree of overall ecological health, with channel stability
identified as the primary limiting factor. The Downs model reflected the RGA evaluation of this reach
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through a classification E- ‘enlarging’ based on observed evidence of active erosion along channel
banks, evidence of bed incision and lack of bar formation.

Table 2. General Reach Characteristics – Fletcher’s Creek

Reach

Bankfull
Width
(m)

Bankfull
Depth
(m)

Channel
Substrate

0.5-1.2

Sand, gravel,
cobbles, shale,
bedrock

Riparian
Vegetation

Notes
•

FC-1

7.1-12.5

Trees, shrubs, and
herbaceous species

•
•

Basal scour and
undercutting banks
Exposed tree roots
Deposition in overbank
zone

Table 3. Rapid Assessment Results – Fletcher’s Creek
Rapid Geomorphic Assessment
Score

Condition

Dominant
Mode of
Adjustment

0.28

In
Transition

Widening

Reach

FC-1

4.4

Rapid Stream Assessment Technique
Score

Condition

Limiting Factor

Downs
Classification
Method

20.5

Fair

Channel
Stability

E–
‘enlarging’

Aquatic Habitat

There are no watercourses, waterbodies or aquatic habitats associated with the subject property. The
nearest aquatic habitat is Fletcher’s Creek which is located approximately 60 m to the northwest of the
subject property. The City of Mississauga’s Natural Areas Fact Sheet for Site MV2 classifies Fletcher’s
Creek west of McLaughlin Road as Type 1 fish habitat (City of Mississauga 2016). Based on review of
Fisheries and Oceans Canada Aquatic Species at Risk Distribution Mapping (DFO 2018), this reach of
Fletcher’s Creek is considered occupied Redside Dace Habitat. More details on fish present in this
watercourse was discussed in the background review (Section 4.1).

4.5

Terrestrial Habitat

4.5.1 Ecological Communities
The subject property is situated adjacent to Natural Area MV2. No ecological communities are mapped
on the subject property in the City of Mississauga Natural Areas Survey; however, FOD7-3 was mapped
within the valleylands adjacent to the subject property (2015). Our detailed ELC survey had differing
results, as discussed in this section. The fieldnotes for this survey are included in Appendix F.
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The subject property contained anthropogenic land uses including a residential dwelling, a driveway, a
mown lawn, ornamental trees and gardens. It is mapped as Anthropogenic on Figure 4 and is shown
as Photographs 9 and 10 in Appendix E. The subject property is within a matrix of other residential
properties, except for the two cultural features and one natural feature on the northwestern border
associated with Fletcher’s Creek. A review of historical aerial photographs dating from the 2003 to 2018
has confirmed that there are no remnant natural ecological communities present in the study area.
Descriptions of the individual ecological units are provided below. Each of the ecological units were
located off the subject property and were surveyed from behind a fence. A map illustrating the locations
of the ecological units is presented in Figure 4.

Cultural Meadow (CUM1)
This small, pioneer unit is located adjacent to the north tip of the subject property and is shown on
Photograph 11 in Appendix E. It is greatly dominated by a dense cover of Canada Goldenrod
(Solidago canadensis) with Panicled Aster (Symphyotrichum lanceolatum ssp. lanceolatum) and Wild
Carrot (Daucus carota) associates. Kentucky Bluegrass (Poa pratensis ssp. pratensis) and Common
Dandelion (Taraxacum officinale) are located in the ground layer.

Cultural Woodland (CUW1)
This unit is located adjacent to the subject property to the northwest and is shown on Photograph 12
in Appendix E. Balsam Poplar (Populus balsamifera ssp. balsamifera) and Manitoba Maple (Acer
negundo) are in its canopy, while Green Ash (Fraxinus pennsylvanica) greatly dominates the subcanopy with some Manitoba Maple. The sparse ground cover contains Garlic Mustard (Alliaria
petiolata).

Meadow Marsh (MAM)
A small Meadow Marsh unit is located further from the subject property, northwest of the CUM1.
Slender-spike Loosestrife (Lythrum salicaria) is dominant in this unit with Reed Canary Grass (Phalaris
arundinacea) as a lesser associate. This unit is shown on Photograph 13 in Appendix E.

4.5.2 Flora
A total of 42 species of vascular plants were identified on the subject property and within the ecological
features northwest of the subject property associated Fletcher’s Creek. A complete plant is presented
in Appendix F. Of the 42 species, 11 were found strictly within the valleylands; these species are noted
with an Asterix in the plant list.
Approximately 50% of the species recorded are non-native, which is very high and reflects the disturbed
nature of the site. Of the native species present on the subject property, Common Evening Primrose
(Oenothera biennis) is ranked uncommon in Peel Region and White Spruce (Picea glauca) is ranked
rare in Peel Region (Varga et al. 2005). Despite being listed as uncommon in Peel Region, Common
Evening Primrose is regularly encountered in early successional habitats. The White Spruce specimen
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was planted as an ornamental tree on the subject property and does not occur naturally. No species
ranked as S1 through S3 (Critically Imperiled through Vulnerable) by the province were present.

4.5.3 Species at Risk
To determine what species ranked as endangered, threatened or special concern have previously been
recorded in the vicinity of the subject property, records from the resources identified in Section 3.1 were
reviewed. Through this review, 18 species rank as either endangered, threatened or special concern
were identified as having previously been recorded in the vicinity of the subject property.
Following the characterization of existing conditions within the subject property, an assessment of the
presence of potentially suitable habitat for these species was completed (Appendix H). Through this
assessment, it was determined that potentially suitable habitat for two of these species was identified
(Table 4).

Table 4. Endangered or Threatened Species Likelihood of Presence at 6616
McLaughlin Road

Species

ESA Status

Likelihood of Presence

Redside Dace
Clinostomus elongatus

Endangered

Confirmed

Snapping Turtle
Chelydra serpentina

Special Concern

Moderate

The suitable habitat that was identified in the study area for these species is associated with the
Fletcher’s Creek corridor. No endangered, threatened or special concern species or their habitat were
documented on subject property where the proposed redevelopment is to occur.

4.5.4 Incidental Wildlife Observations
During the site visit in December 2019, no incidental wildlife observations were made. The City’s Natural
Area Fact Sheet for MV2 states that wildlife in this area are urban-tolerant (City of Mississauga 2015).

4.6

Evaluation of Significance

The following sections describe the various analyses undertaken to characterize the biophysical
functions and significant ecological features associated with the study area, and in particular the subject
property, in more detail. The findings of the analysis and evaluation have been used to determine the
relative significance of natural heritage features and their functions and attributes in accordance with
the applicable local, regional and provincial criteria, and to identify limits of the Natural Heritage System
(NHS) for the subject property that ensures protection of significant natural heritage resources.
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The relative significance of natural heritage features, ecological functions and attributes is generally
determined by applying significance criteria that have been developed at the local and regional level.
Where such criteria are not available, provincial criteria and guidelines have been considered. One of
the tasks of the EIS was to verify which features and areas satisfied the local significance criteria using
current and site-specific evaluation and analyses.
Key sources of guidance for determining significance of the natural features and areas include: the
PPS, the Peel Region Official Plan, the Peel-Caledon Significant Woodlands and Significant Wildlife
Habitat Study (NSEI et al., 2009), and Mississauga Official Plan (. The following sections provide a
summary of which natural heritage features and areas within the study area would be considered
significant according to the policies, criteria and guidance provided in the above noted guidance
documents. An overview of the relevant policies was provided in Section 2 and additional details
provided below.

4.6.1 Habitat of Endangered Species and Threatened Species
Significance, as it relates to the habitat of endangered species and threatened species is defined by
the PPS (2020) as:
The habitat, as approved by the Ontario Ministry of Natural Resources, that is necessary
for the maintenance, survival, and/or the recovery of naturally occurring or reintroduced
populations of endangered species or threatened species, and where those areas of
occurrence are occupied or habitually occupied by the species during all or any part(s)
of its life cycle.
As discussed in Section 4.2.4, Redside Dace was the only endangered or threatened species identified
in the study area. Redside Dace is a federally and provincially endangered fish species that occupies
Fletcher’s Creek adjacent to the subject property. Habitat mapping guidelines for the identification of
habitat of Redside Dace in relation to the PPS (Section 2.3) are under development and not yet
available. For the purposes of this study, Redside Dace habitat was mapped using guidance provided
in the Redside Dace Recovery Strategy (Redside Dace Recovery Team 2010) which recommends:
All reaches currently occupied by Redside Dace, upstream headwaters (natural heritage
features and supporting functions supporting the occupied reaches) and historically
occupied reaches where there is a high likelihood of rehabilitation be prescribed as
habitat within a habitat regulation under the Endangered Species Act, 2007.
Redside Dace habitat consists of two elements. The first element includes bankfull
stream width within the aquatic resource area. The second element of habitat includes
the meander belt width of the stream and associated riparian habitat that is a minimum
of 30 metres from the meander belt (measured horizontally).
The meander belt is generally defined as the lateral extent that a meandering channel has historically
occupied and will likely occupy in the future. Where the watercourse is confined, such as Reach FC-1
of Fletcher’s Creek, the valley wall acts as a constraint to channel migration. The TRCA (2004) Belt
Width Delineation Procedures document outlines standards of practice for delineation of the meander
belt in southern Ontario. Following the TRCA (2004) procedures, the meander belt for Reach FC-1 was
delineated based on the lateral extent of the outermost meander bends along the reach. The resultant
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80 m dimension was then reviewed relative to available topographic mapping, historic aerial imagery
and field observations to ensure that it was sufficient to capture the lateral extent of the creek’s
occupation of the floodplain at the reach scale. Figure 3 illustrates the meander belt as determined
through this study. A 30 m setback was applied to the meander belt to identify the extent of regulated
habitat for provincially endangered Redside Dace.

4.6.2 Significant Woodlands
Significant Woodlands are recognized as components of the City’s Natural Heritage System. Significant
Woodlands are defined in the PPS (2020), and in the ROP and MOP. All of the definitions are consistent
with respect to attributes and functions that make a woodland significant, however there is some
variability in how they are to be identified.
The PPS defines Significant Woodlands as follows:
…an area which is ecologically important in terms of features such as species
composition, age of trees and stand history; functionally important due to its contribution
to the broader landscape because of its location, size or due to the amount of forest
cover in the planning area; or economically important due to site quality, species
composition, or past management history. These are to be identified using criteria
established by the Ontario Ministry of Natural Resources.
As the ROP was approved by MMAH and is considered be consistent with the PPS, we have relied
upon the ROP definitions.
The ROP defines Significant Woodlands as follows:
An area which is ecologically important in terms of features such as species composition,
age of trees and stand history; functionally important due to its contribution to the broader
landscape because of its location, size or …the amount of forest cover in the planning
area; or economically important due to site quality, species composition, or past
management history.
The MOP defines Significant Woodlands as follows:
An area which is ecologically important in terms of features such as species composition,
age of trees and stand history; functionally important due to its contribution to the broader
landscape because of its location, size or due to the amount of forest cover in the
planning area; or economically important due to site quality, species composition, or past
management history. These will be identified using criteria established by the Region of
Peel in consultation with the City.
Based on the significant woodland definition in the MOP, it appears that City relies upon regional criteria
in determining woodland significance (underline added for emphasis).
Prior to application of the significant woodland criteria, it is necessary to first identify which of the treed
features in the Study Area satisfy the definition of a “woodland” using the definitions contained in the
ROP and MOP.
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The ROP defines ‘woodlands” as follows:
Ecosystems comprised of treed areas, woodlots, forested areas and the immediate biotic
and abiotic environmental conditions on which they depend. Woodlands provide
environmental and economic benefits to both the private landowner and the general
public, such as erosion prevention, hydrological and nutrient cycling, the provision of
clean air and the long-term storage of carbon, the provision of wildlife habitat, outdoor
recreational opportunities, and the sustainable harvest of a wide range of woodland
products. Woodlands include woodlots, cultural woodlands, cultural savannahs,
plantations and forested areas and may also contain remnants of old growth forests.
Woodlands are further defined as any area greater than 0.5 ha that has:
a) A tree crown cover of over 60% of the ground, determinable from aerial
photography; or
b) A tree crown cover of over 25% of the ground, determinable from aerial
photography, together with on-ground stem estimates of at least:
i.
1,000 trees of any size per hectare;
ii.
750 trees measuring over five centimetres in diameter at breast height
(1.37m), per hectare;
iii.
500 trees measuring over 12 centimetres in diameter at breast height
(1.37m), per hectare; or
iv.
250 trees measuring over 20 centimetres in diameter at breast height
(1.37m), per hectare (densities based on the Forestry Act of Ontario
1998);
and, which have a minimum average width of 40 metres or more measured to
crown edges.
Treed portions with less than the required stocking level will be considered part of the
woodland as long as the combination of all treed units in the overall connected treed
area meets the required stocking level. Woodlands experiencing changes such as
harvesting, blowdown or other tree mortality are still considered woodlands. Such
changes are considered temporary whereby the forest still retains its long-term
ecological value
This EIS has determined that extent of contiguous treed area adjacent to the subject property is
approximately 0.17 ha which is less than 0.5 ha requirement to satisfy the definition of a “woodland”.
As such, the treed areas are not considered woodlands and would also not qualify for consideration as
a “significant woodland” under MOP Policy 6.3.12f.

4.6.3 Significant Wetlands
Regarding wetlands, significant is defined by the PPS (2020) as an area identified as provincially
significant by the Ontario Ministry of Natural Resources using evaluation procedures established by the
Province, as amended from time to time.
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There are no Provincially Significant Wetlands (PSWs) or evaluated wetlands associated with the study
area. The closest PSW is the Churchville-Norval Wetland Complex located approximately 2.25 km to
the west. There are small wetland communities adjacent to Fletcher’s Creek that are less than 0.5 ha.

4.6.4 Significant Coastal Wetlands
The PPS defines coastal wetlands as:
a) Any wetland that is located on one of the Great Lakes or their connecting channels
(Lake St. Clair, St. Mary’s, St. Clair, Detroit, Niagara and St. Lawrence Rivers); or
b) Any other wetland that is on a tributary to any of the above-specified water bodies
and lies, either wholly or in part, downstream of a line located 2 kilometres upstream
of the 1:100 year floodline (plus wave run-up) of the large water body to which the
tributary is connected.
There are no coastal wetlands associated with the study area.

4.6.5 Significant Valleylands
Regarding valleylands, significant is defined by the PPS (2020) as:
Ecologically important in terms of features, functions, representation or amount, and
contributing to the quality and diversity of an identifiable geographic area or natural
heritage system…
Significant valleylands are normally identified by municipalities with input from their agency partners.
Significant valleylands are also recognized regionally as Core Areas of the Greenlands System and
locally as Significant Natural Areas and part of the City’s Natural Heritage System.
The Region of Peel has proposed a methodology to update mapping of its Core Valley and Stream
Corridors. The methodology is described in the Peel Region Natural Heritage Policy Review Discussion
Paper (2008). Based on the Regional criteria, the presence of Redside Dace (an endangered species)
would qualify the Fletcher’s Creek valleylands as Significant Valleylands.
The City of Mississauga classifies the main branches, major tributaries and other tributaries and
watercourse corridors draining directly to Lake Ontario including the Credit River, Etobicoke Creek,
Mimico Creek and Sixteen Mile Creek as significant valleylands. Fletcher’s Creek is a tributary to the
Credit River, so therefore it would be classified as Significant Valleyland.

4.6.6 Significant Wildlife Habitat
Significant Wildlife Habitat (SWH) represents a combination of natural heritage features, attributes and
functions that are intended to capture the best examples of wildlife habitat within a planning area such
as an upper or lower tier municipality. This responsibility for confirming SWH is assigned to the planning
authority (i.e. Region); however, municipalities often rely upon proponents to identify “candidate SWH”
through planning studies.
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The Region of Peel has developed SWH criteria and thresholds to be applied throughout the Region.
These criteria are included in Figure 5 of the ROP. It should be noted that these criteria and the various
thresholds have not been adopted as Regional policy. The City of Mississauga definition of SWH defers
to the Region of Peel definition; however, the ROP does not include a definition for SWH, so it is
presumed that it is defined as per the PPS (2020).
Significant: means: d) “in regard to other features and areas, ecologically important in
terms of features, functions, representation or amount, and contributing to the quality
and diversity of an identifiable geographic area or natural heritage system”
To determine if the subject property and and/or adjacent lands support any candidate SWH, the Region
of Peel SWH criteria (based on Peel-Caledon Significant Woodlands and Significant Wildlife Habitat
Study, NSEI et al, 2009) was consulted, as well as the more recent Significant Wildlife Habitat Criteria
Schedules for Ecoregion 7E (MNRF 2015).
According to the significant Wildlife Habitat Technical Guidelines (MNR 2000), there are four broad
categories of Significant Wildlife Habitat (SWH):
1.
2.
3.
4.

Seasonal Concentration Areas of Animals;
Rare Vegetation Communities or Specialized Habitat For Wildlife;
Habitat for Species of Conservation Concern; and
Animal Movement Corridors.

Within each of these categories, there are multiple types of SWH, each intended to capture a specialized
type of habitat that may or may not be captured by other existing feature-based categories (e.g.,
significant wetlands, significant woodlands).
Based on a review of the Peel-Caledon Significant Woodlands and Significant Wildlife Habitat Study
(NSEI et al., 2009), the Fletcher’s Creek valleylands have been identified as candidate SWH for the
following SWH categories:
1. Species identified as Special Concern based on Species at Risk in Ontario List that is
periodically updated by the OMNR; and
2. Animal Movement Corridor.

Species identified as Special Concern based on Species at Risk in Ontario List that is
periodically updated by the OMNR
In the Peel-Caledon Significant Woodlands and Significant Wildlife Habitat Study (NSEI et al. 2009), it
is recommended that habitat for any species designated Special Concern according to the Species at
Risk in Ontario List should e identified and protected as SWH.
Snapping Turtle was identified in the background review has having a record within 5 km of the subject
property. If this species is present in the study area, Fletcher’s Creek could be utilized for movement
between suitable habitats.
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Animal Movement Corridors
The Peel-Caledon Significant Woodlands and Significant Wildlife Habitat Study (NSEI et al. 2009)
defines three classes of animal movement corridors at different spatial scales.
1. Primary: Inter-regional movement corridors following major physiographic features (e.g.,
along the Niagara Escarpment or ORM);
2. Secondary: Regional movement corridors (e.g., along natural linear features such as river
valleys, or across active and abandoned agricultural lands in rural areas); and
3. Tertiary: Local movement corridors (e.g., hedgerows, riparian strips).
The Fletcher’s Creek valley would qualify as Tertiary movement corridor.

4.6.7 Significant Areas of Natural and Scientific Interest
In regard to Areas of Natural and Scientific Interest (ANSIs), significant is defined by the PPS as:
Areas of land and water containing natural landscapes or features that have been
identified as having life science or earth science values related to protection, scientific
study or education.
There are no designated ANSIs located in proximity to the study area. The closest ANSI to the subject
property is the Meadowvale Station Woods, which is located approximately 1.3 km to the southwest.

4.6.8 Fish Habitat
The PPS (2014) treats all fish habitat equivalently regardless of significance. All water features (i.e.
permanent or intermittent streams, seasonally flooded areas, and natural ponds are generally
considered fish habitat. The PPS applies only to waterbodies that constitute fish habitat, as defined by
the Fisheries Act (1985). Through the background review (as described in Section 3.1), it was
determined that the section of Fletcher’s Creek adjacent to the subject property is classified as fish
habitat.
As discussed in Section 4.4.1, Fletcher’s Creek is considered occupied Redside Dace habitat. Redside
Dace is listed both federally and provincially as endangered and is regulated by DFO under the Species
at Risk Act and MECP under the Endangered Species Act.

4.6.9 Natural Heritage System
The PPS (2014) describes natural heritage systems as follows:
A system made up of natural heritage features and areas, linked by natural corridors
which are necessary to maintain biological and geological diversity, natural functions,
viable populations of indigenous species and ecosystems.
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One of the objectives of this EIS is to preserve, enhance and protect environmental features,
biological communities and natural heritage system.
All significant features that would comprise Significant Natural Areas (habitat of endangered species,
fish habitat, significant valleylands, and significant wildlife habitat) and Natural Green Spaces (the small
wetland that is not considered significant) are restricted Fletcher’s Creek and its valleylands and are
outside the limits of the subject property.

5.

Constraints & Opportunities

The purpose of the constraint analysis is to identify natural heritage features and functions as well as
natural hazards that could represent constraints to redevelopment of the subject property. While impact
avoidance is considered the primary method for environmental protection, it is also recognized that
constrained areas cannot always be avoided, and that other effective methods exist that can mitigate
potential adverse impacts of development on the environment.
In addition to the identification of environmental constraints, the EIS has identified several opportunities
to restore and enhance the natural environment which should be implemented as part of the proposed
development.

5.1

Constraints

There are several biophysical features associated with the study area that represents constraints to the
proposed redevelopment of the subject property. These are discussed below.

5.1.1 Natural Heritage Constraints
Based on a review of the background information, information from the biophysical characterization and
evaluation of significance presented in Section 4, natural heritage constraints identified within the study
area are restricted to Fletcher’s Creek and its valleylands, and include the following:
•
•
•
•
•
•

Habitat of threatened species or endangered species (Redside Dace);
Significant Valleylands;
Candidate SWH for Species identified as Special Concern based on Species at Risk in
Ontario List (Snapping Turtle) and Animal Movement Corridor;
Wetland not identified as significant;
Watercourse; and
Fish Habitat.

These features collectively make up the Regional Greenlands System and the City’s Natural Heritage
System.
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5.1.1.1

Buffers

It is the policy of the City of Mississauga that ecological buffers to natural features be determined on a
site-specific basis as part of an EIS or similar study, to the satisfaction of the City and appropriate
conservation authority. CVC’s lot creation policies provide recommendations for buffers to be applied
to certain natural heritage features. Significant natural heritage features are limited to the Fletcher’s
Creek which is situated approximately 60 m to the northwest of the subject property. Application of
CVC’s recommended buffers to the watercourse and valleylands would not extend onto the subject
property and as such do not represent a constraint.

5.1.2 Natural Hazards
5.1.2.1

Slope Hazard

There are no constraints related to slope hazards that would constrain the proposed redevelopment as
the Fletcher’s Creek valleylands are unconfined on the south side. Therefore, the flood hazard was
relied on instead.

5.1.2.2

Flood Hazard

Skira & Associates (2020b) has undertaken a Flood Study Update to assess the flood hazard
constraint for the subject property using resources provided by CVC including a copy of the
“Floodplain Mapping – Fletcher’s Creek Sheet 2” Study prepared by Clarifica Water Resource
Consultant and the HEC-RAS Model updated by Paragon Engineering Limited – 1993, including
hydrology peak flows for 2- to 100-yr and Regional storm events. A summary of Skira & Associate’s
(2020b) findings are as follows:
The updated Regulatory Floodlines of the Fletcher’s Creek have been plotted within the
study area as shown on Dwg. No. 219-M112. The floodline location was shown using
updated topographic data on the plan. The elevations were interpolated between
sections for the exact locations of the linework.
The Regulatory Floodline in the area of proposed development is controlled by the
existing McLaughlin Road bridge. The elevation at the north limit of the proposed
development is 181.57m (Regional Storm) and 182.39 (Regional Storm) at McLaughlin
Road.

5.1.3 Development Limits
CVC generally requires a 10 m setback from the flood hazard, however, for this subject property, it was
put forward to CVC that re-grading within the site will also provide safe conveyance of the flood water
crossing McLaughlin to the west creek valley. CVC has asked to review the updated HEC-RAS model
for this site, which is included in the Flood Study Update (Skira & Associates 2020b). Beacon is of the
opinion that the resulting reduction in the setback to the flood hazard limit will not impact the natural
heritage features adjacent to the subject property. Additionally, no structures are proposed within the
flood hazard.
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In accordance with relevant policies and guidelines, and through discussions with CVC, the
development limits were established as follows:
•
•
•

5.2

Development Limits to be outside the valleylands;
Development Limits to be outside of the habitat of endangered Redside Dace; and
No buildings permitted within the Proposed Regional Floodplain.

Opportunities

The characterization of natural heritage features completed as part of this EIS has confirmed that the
ecological integrity of the cultural features northwest subject property has been compromised by
ongoing disturbances (McLaughlin Road) and the proliferation of invasive trees. These factors
contribute to the decline of native diversity and ecological integrity of the broader NHS. Redevelopment
of the subject property presents some opportunities for enhancement of the NHS and associated
ecological functions.
•

The opportunities identified through the EIS and related technical studies include:
Enhancements to the biodiversity of the NHS can be achieved by:
• Managing invasive alien species planted on the subject property;
• Creating specialized habitats for wildlife within the adjacent valleylands (e.g., snake
hibernacula, nest boxes for birds) and creating a Valleyland Restoration and
Enhancement Plan; and
• Incorporating native trees and shrubs into the landscaping of the proposed
development to provide a native seed source for the NHS.

The Draft Fletcher’s Creek Restoration Study Executive Summary (CVC 2011a) recommends several
environmental management initiatives that should be considered when designing low and medium
density residential development in this subwatershed. These are listed below:
Public Education
• Best Management and Conservation Practices.
Pollution Prevention
• Pool Discharge;
• Driveway Maintenance;
• Turf Management;
• Fertilizer Use;
• Winter Maintenance;
• Vehicle Maintenance; and
• Vehicle Washing.
Stormwater
• Downspout Disconnection;
• Rain Gardens;
• Soakaway Pits; and
• Enhanced Grass Swales.
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Additionally, the study identifies restoration opportunities for the subwatershed including planting of
native vegetation and implementing conservative stormwater management (such as swales and buffer
strips).

6.

Proposed Development

The description of the proposed development is based on the Site Plan prepared by GSAI 2020 and
the Functional Servicing Report, Proposed 6-Storey Condominium and Residential Subdivision, City
Park Homes Inc., 6616 McLaughlin Road, City of Mississauga, Regional Municipality of Peel
(FSR) (Skira & Associates 2020c) provided under separate cover.
The majority of the subject property will be developed with a 6-storey mid-rise condominium
apartment building (consisting of 121 condominium units) with a parking garage, driveways, bicycle
parking and outdoor amenity areas. The portion of the subject property fronting Spinnaker Circle will
be divided into five single-detached dwellings (ref. Site Plan [FBP Architects 2020] - Figure 5). The
existing driveway and the single residential building will be removed prior to redevelopment.
The condominium block will be accesses from McLaughlin Road via a full access driveway at the south
end of the property. The five, single dwellings will have private driveways, which will be accessed from
Spinnaker Circle.
No development has been proposed within the NHS.

Grading
Grading and excavation will be required to accommodate the proposed redevelopment. Grading and
excavation will be confined to the limits of development established on the Site Plan and has
incorporated the existing grades where possible. A copy of the preliminary grading plan is included on
Figure 6 (Drawing C102 - Skira & Associates 2020a).

Servicing
The proposed development can be fully serviced (water and sanitary) by connecting to existing services
on Spinnaker Circle and McLaughlin Road, which have been designed to accommodate the proposed
development and therefore have sufficient capacity. A copy of the servicing plan is included as
Drawing C101 in Skira & Associates FSR (2020c).

Stormwater
The site currently has two sub-drainage areas: 0.18 ha drains towards Spinnaker Circle, which will be
accommodated by existing development (Arrowsmith Village Subdivision), and the remaining portion of
the subject property (0.44 ha), which drains to Fletcher’s Creek. The proposed condominium will
contribute runoff towards Fletcher’s Creek through surface discharge, so onsite stormwater
management will be provided for quantity and quality control.
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The quantity control measures will restrict 100-year post-development flows of proposed development
to 2-year pre-development levels at 0.25 runoff coefficient. The project’s FSR (Skira &
Associates 2020c) states:
Roof controls will be applied to the main structure to restrict roof runoff to 35.0 L/s/Ha
flow.
The required volume will be controlled on top of the roof structure for short period of time.
The remaining area of the building is proposed to be designed as green roof / walkout
patio space. Runoff from this space will be collected and conveyed through the
underground garage storm system to storage / cooling trench, outside of the building
envelope area.
To meet the City of Mississauga Water Balance Management Plan’s target that requires the site to
retain 5mm of every rainfall and allow it to infiltrate back into the ground, green roofs over entire
underground parking surface and irrigation/grey water reuse systems will be implemented to retain the
5mm rainfall. Detailed calculations will be established at detailed design stage of the project.
In terms of quality control, the proposed development provides a treatment train that includes clean
runoff from green roofs, landscaped areas and the condominium building, that will be collected and
discharged through a vegetated swale towards Fletcher’s Creek. The runoff from the asphalt drive aisle
will be captured in the underground garage drainage system and pumped to surface.
Below is a table from the project’s FSR (Skira & Associates 2020c) that shows that the proposed
quality control over-achieves the standards of long-term 80% removal Total Suspended Solids (TSS)
according to the Ministry of the Environment & Climate Change’s Stormwater Management
Planning & Design Manual since the TSS removal rate is 76.6%. It also shows that most of the
runoff from the subject property will be clean water.
Surface Type
Impervious Roof (clean water)
Green Roof
Landscape
Asphalt Pavement
Permeable Pavers Driveway
Total

TSS Removal
(%)
80
80
80
0
50

Area (m2)
2,489
2,605
737
314
144
6,184

Area with TSS
Removed (m2)
1,991
2,084
590
0
72
4,737
4,737 / 6,184 = 0.766

An excerpt from Skira & Associates (2020c) states:
The clean water, provided by landscape and roof areas, will be separate from the dirty
water cause by the driveway asphalt. The dirty water from the parking/asphalt area will
pass through a bioswale prior to combining with the clean water from the rest of the site
resulting in 80% TSS removal for the site.
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GENERAL NOTES

ROADS
1.

2.

ALL FILL WITHIN ROAD ALLOWANCE AND EASEMENTS TO BE COMPACTED TO MIN 95% STANDARD
PROCTOR DENSITY. THE SUITABILITY AND COMPACTION OF ALL FILL MATERIALS TO BE
CONFIRMED BY A RECOGNIZED SOIL CONSULTANT TO THE CITY ENGINEER AND THE SUBGRADE OF
ALL ROADWAYS SHALL BE PROOF ROLLED UNDER THE SUPERVISION OF THE SOILS CONSULTANT
PRIOR TO THE INSTALLATION OF ANY ROAD BASE MATERIALS.

1.

THE CONTRACTOR IS TO CHECK AND VERIFY ALL DIMENSIONS. IF ANY DISCREPANCIES, THEY MUST BE REPORTED
TO THE ENGINEER IMMEDIATELY PRIOR TO CONSTRUCTION.

2.

THE CONTRACTOR IS RESPONSIBLE FOR LOCATING AND PROTECTING ALL UTILITIES DURING CONSTRUCTION. GAS,
HYDRO, TELEPHONE OR ANY OTHER UTILITIES THAT MAY EXIST ON THE SITE OR WITHIN THE STREETLINES MUST
BE LOCATED BY ITS OWN UTILITIES AND VERIFIED PRIOR TO CONSTRUCTION.

3.

THE DEVELOPER/CONTRACTOR IS RESPONSIBLE FOR LOCATING AND PROTECTING ALL EXISTING
UTILITIES PRIOR TO AND DURING CONSTRUCTION. LOCATION OF EXISTING UTILITIES,
WATERMAINS, SEWERS AND OTHER UNDERGROUND OR ABOVEGROUND UTILITIES AND
STRUCTURES ARE NOT NECESSARILY SHOWN ON THE DRAWINGS. PRIOR TO COMMENCEMENT OF
WORK, CONTRACTOR MUST EXAMINE THE ACCURACY OF SUCH EXISTING UTILITIES AND
STRUCTURES WHETHER SHOWN OR NOT AND ASSUME ALL LIABILITY FOR DAMAGE TO THEM. ANY
DISCREPANCIES TO LOCATION OF EXISTING WATERMAINS AND SEWERS TO BE RECTIFIED AT
DEVELOPER/ CONTRACTOR'S EXPENSE.

ALL CONNECTIONS SHALL BE INSTALLED AS PER MUNICIPAL STANDARDS AND SPECIFICATIONS.

4.

BUILDER IS TO VERIFY TO THE ENGINEER THAT THE FINAL FOOTING ELEVATION AND TOP OF FOUNDATION WALL
ELEVATION ARE IN CONFORMITY WITH THE BUILDING CODE AND THE CERTIFIED GRADING PLAN PRIOR TO
PROCEEDING.

5.

THE ELEVATION OF THE SIDE SWALE AT THE BUILDING LINE SHALL BE A MINIMUM OF 150mm BELOW THE BUILDING
LINE AT THE CENTRE OF THE SWALE.

6.

OUTSIDE FINISHED GRADE TO BE A MINIMUM OF 150mm BELOW BRICK VENEER ELEVATION.

7.

PRIOR TO ANY SODDING, THE BUILDER IS TO ENSURE TO THE SOILS CONSULTANT AND/OR THE ENGINEER THAT
THE LOT HAS BEEN GRADED AND TOPSOILED AND SODDED COMPLETELY WITH A MINIMUM DEPTH OF 100mm OF
TOPSOIL AND NO 1. NURSERY SOD AND A MINIMUM DEPTH OF 150mm OF CRUSHED STONE TO BE PROVIDED ON
THE ENTIRE LENGTH OF EACH DRIVEWAY ON A FIRM SUBGRADE AND THE DRIVEWAY TO BE PAVED WITH A
MINIMUM COMPACTED DEPTH OF 75mm OF ASPHALT BETWEEN THE CURB AND THE GARAGE.

8.

NO SODDING ON ANY LOTS IS PERMITTED UNTIL PRELIMINARY INSPECTION IS DONE BY THE ENGINEER AND THE
BUILDER.

3.

THE DEVELOPER/CONTRACTOR MUST ENSURE THAT A SUBGRADE CERTIFICATE IS ISSUED BY THE
GEOTECHNICAL SOILS CONSULTANT TO THE ENGINEER. ONLY UPON VERIFICATION AND APPROVAL
OF THE SUBGRADE BY THE LOCAL AUTHORITY INSPECTION DEPARTMENT WILL COMMENCEMENT
OF ANY ROAD BASE MATERIALS BE PLACED. FAILURE TO FOLLOW THIS PROCEDURE WILL MEAN
THE REMOVAL OF ROAD BASE MATERIALS AND/OR ADDITIONAL TESTING THAT PROPER
COMPACTION HAS BEEN ACHIEVED AT THE SUBGRADE AT DEVELOPER/CONTRACTOR'S EXPENSE.

4.

TRENCH BACKFILLING ON PROPOSED ROADS SHALL COMPLY WITH CITY OF MISSISSAUGA
SECTION 4.02.06 - (TRENCH BACKFILLING ON ROADS) AS PROVIDED IN THE CITY'S DEVELOPMENT
REQUIREMENT MANUAL.

9.

a) THE TOP 1000mm OF THE SUBGRADE IS TO BE COMPACTED TO A MINIMUM 98% OF SPD WITHIN
2% OF THE OPTIMUM MOISTURE CONTENT.

10.

DRIVEWAY GRADES SHOULD NOT BE LESS THAN 2.0% AND NOT GREATER THAN 8%.

11.

LAWN AND SWALES SHALL HAVE A MINIMUM SLOPE OF 2.0% AND A MAXIMUM SLOPE OF 6%.

5.

ALL CONNECTIONS WITHIN PAVED PORTION OF ANY EXISTING ROAD TO BE BACKFILLED WITH
UNSHRINKABLE BACKFILL MATERIAL AS PER C.M. STDS. 2220.030, 2220.031 AND 2220.032, UNLESS
OTHERWISE SPECIFIED PRIOR APPROVAL FOR OTHER BACKFILL MATERIAL HAS BEEN OBTAINED.

6.

ALL OTHER EXCAVATIONS WITHIN EXISTING ROAD ALLOWANCE SHALL BE BACKFILLED TO
SUBGRADE ELEVATION WITH GRANULAR 'C' MATERIAL AND COMPACTED TO A MINIMUM OF 95%
STANDARD PROCTOR DENSITY. SURFACE RESTORATION SHALL BE EQUAL TO OR BETTER THAN
EXISTING CONDITION IN ACCORDANCE WITH O.P.S.S. 507

7.

CURB TO BE AS PER O.P.S.D. 600.040 UNLESS OTHERWISE NOTED.

8.

SUBDRAIN UNDERNEATH ALL CURBS TO BE MINIMUM 100dia. AS PER C.M. STDS. 2220.040 AND 2220.05
AND ON EXISTING ROADS.

9.

ALL DISTURBED AREAS WITHIN EXISTING ROAD ALLOWANCE TO BE REINSTATED WITH TOPSOIL
AND SOD TO THE SATISFACTION OF CITY OF MISSISSAUGA.

THE DRIVEWAY GRADE WILL BE COMPATIBLE WITH THE EXISTING OR FUTURE SIDEWALK AND CURB DEPRESSION
WILL BE PROVIDED FOR EACH ENTRANCE.

12.

WHERE GRADES IN EXCESS OF 6% ARE REQUIRED, THE MAXIMUM SLOPE SHALL BE 3:1 GRADE CHANGES IN
EXCESS OF 1.0m ARE TO BE ACCOMPLISHED BY USE OF A RETAINING WALL. RETAINING WALLS HIGHER THAN 0.6m
SHALL HAVE A FENCE INSTALLED ON THE HIGH SIDE.

13.

ALL BACKFILL FOR SEWERS, WATERMAINS AND UTILITIES ON THE ROAD ALLOWANCE AND THE INTERNAL SITE
MUST BE COMPACTED TO MINIMUM 95% S.P.D. EXCEPT FOR TOP 300mm WHICH MUST BE COMPACTED TO 98% S.P.D.
ON THE ROAD ALLOWANCE UNLESS OTHERWISE NOTED AND UNDER THE DIRECT SUPERVISION
OF THE GEOTECHNICAL SOILS CONSULTANT.

14.

THE SERVICE CONNECTION TRENCH WITHIN THE TRAVELLED PORTION OF THE ROAD ALLOWANCE SHALL BE
BACKFILLED WITH UNSHRINKABLE BACKFILL MATERIAL AS PER C.M. STDS. 2220.030, 2220.031 AND 2220.032
UNLESS OTHERWISE SPECIFIED PRIOR APPROVAL FOR OTHER BACKFILL MATERIAL HAS BEEN OBTAINED.

15.

ALL WATERMAINS AND WATER SERVICE MATERIALS AND CONSTRUCTION METHODS MUST CORRESPOND TO
CURRENT MUNICIPAL STANDARDS & SPECIFICATIONS.

16.

SEDIMENT CONTROL FENCE TO BE INSTALLED AS PER C.M. STD. 2940.010.

Figure 6
C.M. BENCHMARK No. 075023034

ELEVATION: 181.881

DESCRIPTION: BRASS CAP SET AT TOP OF CONCRETE SIDEWALK LOCATED AT THE WEST SIDE OF McLAUGHLIN ROAD, 8
METRES WEST OF THE CENTRELINE OF McLAUGHLIN ROAD AND 155 METRES NORTH OF THE CENTRELINE OF
NAVIGATOR DRIVE.
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Landscaping
A Landscape Plan has been prepared for the site by Marton Smith Landscape Architects (MSLA 2020).
The landscape plan incorporates native species of trees, shrubs, and groundcovers due to the proximity
of the NHS.

7.

Impact Assessment and Mitigation

The impact assessment presented in this section includes the site-specific assessment for the subject
property and adjacent lands. The impact assessment is based on:
•
•

The most detailed level of information available related to biophysical resources based on
primary and secondary data and analyses (as presented in Section 4); and
The findings of the constraint analyses (presented in Section 5) to identify sensitive and
significant natural features and ecological functions that require protection to maintain the
integrity and biodiversity of the natural heritage within the study area.

To assess potential impacts associated with the proposed development and to evaluate the effects on
the biophysical environment, an impact assessment matrix was developed to provide a framework for
assessing impacts in accordance with the EIS Terms of Reference (Appendix A).
The impact assessment matrix is organized by technical discipline (e.g., hydrogeology, hydrology,
terrestrial and aquatic ecology, etc.). It describes the significant features and functions to be protected,
identifies the potential impacts associated with the proposed development, recommends measures to
avoid or mitigate anticipated impacts, and makes determinations on the expected net/residual impacts.
One of the primary objectives followed in designing the proposed development was to protect the NHS
features and functions. Since impact avoidance is generally the most effective means of reducing the
risk of development impacts on the natural environment, it is recommended that development limits be
established outside of any significant natural heritage features. This can be achieved by establishing
development limits outside the significant natural features.
As with the other components of this EIS, an integrated multi-disciplinary approach has been applied to
assessing the potential impacts of redeveloping the subject property.
The impact assessment matrix presented in Table 5 is structured to:
•
•
•
•

Identify the specific development activity (impact source);
Describe the potential effect on environmental receptors (features and functions);
Recommend mitigation measures to address potential impacts; and
Describe the net effect on the biophysical environment.
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Table 5. Impact Assessment Matrix
Category
Geology

Feature/Function
Bedrock Geology
Surficial Geology/
Physiography/
Topography

Soils

Topsoil

Proposed
Activity
Grading and
Servicing
Site
Preparation
and Grading

Site
Preparation
and Grading

Potential Impacts
It is not anticipated that grading and servicing will be within the bedrock, therefore
no impacts to bedrock resources are anticipated.
The subject property gently slopes from west to east with a grade differential of
approximately 5.0 m, sloping down towards McLaughlin Road and north to
Fletcher’s Creek. Proposed grading will match existing grades at the limits of
development and will not significantly alter the topography of the landscape
(Skira & Associates Ltd. 2020c).
The subject property is currently developed, and native topsoil resources are
limited to the landscaped areas. The proposed redevelopment will require
stripping of the limited topsoil resources and could result in the potential loss of
this resource.

Recommended Mitigation
None
•
•

A cut and fill balance should be maintained for the site to the extent feasible.
Limit grading to the development area and attempt to match existing grades
at development limits and adjacent to tree protection zones.

Neutral

•

Existing topsoil resources should be inventoried, and quality assessed by a
for potential reuse as part of the proposed redevelopment.
Following site clearing, any suitable topsoil resources should be conserved
by carefully striping and stockpiling separate from any subsoil.
Sediment control fencing should be installed downslope of any stockpiles.

Neutral

Dust control will be the responsibility of the Contractor and will be managed
through construction specifications – for example, construction requirements
may include the application of water to cleared and unpaved construction areas.
• Site grading should attempt to follow the natural topography to minimize
changes to the shallow groundwater flow patterns.
• Use trench plugs or anti-seepage collars along installed services to prevent
redirection of groundwater flows and water table lowering, if necessary
• A construction dewatering plan should be prepared to the satisfaction of
CVC, if required.
• If permanent ground water controls are required; then a passive system for
redirecting ground water flows is recommended.
Manage and treat surface runoff and only release clean water to the infiltration
galley as per the FSR.

Neutral

•
•

Air Quality

Air

Groundwater

Groundwater Flows

Surface Water

Site
Preparation
and Grading
Grading,
Servicing and
Development

Due to the scale of the redevelopment and its setting which is sheltered from
prevailing winds, it is not anticipated that dust from grading and construction will
result in adverse environmental impacts.
It is not anticipated that the proposed redevelopment will interfere with
groundwater flows. It is possible that some ground water seepage may be
encountered within the excavated area, which may require temporary de-watering
during construction.

Groundwater Quality

Grading,
Servicing and
Development

Under the post-development scenario, contaminants such as oil, sand, salt, and
may affect groundwater quality if not treated appropriately.

Watercourse Features

Grading,
Servicing and
Development
Grading,
Servicing and
Development

The subject property is far removed for the watercourse.
No direct impacts.

None.

Neutral

Uncontrolled stormwater runoff could exacerbate and erosion issues in receiving
watercourses. Increases in surface water runoff entering these watercourses
under post-development conditions could negatively impact downstream
infrastructure and property.
Uncontrolled erosion, sedimentation, and machine use (including potential spills)
during construction could result in release of deleterious materials (fuel, oil,
lubricant, etc.) into the watercourses, and/or degradation of water quality within
the limits of construction and outlying areas.
No impacts to water temperature in receiving waterbodies is anticipated as the
standards and regulations concerning fish habitat must be adhered to.

Implement appropriate BMP’s and SWM controls recommended in the FSR
(Skira & Associates 2020c) and Flood Study (Skira & Associates 2020b).

Neutral

Implement appropriate BMP’s and SWM controls recommended in the FSR
(Skira & Associates 2020c) and Flood Study (Skira & Associates 2020b).

Neutral

Implement appropriate BMP’s and SWM controls recommended in the FSR
(Skira & Associates 2020c) and Flood Study (Skira & Associates 2020b).

Neutral

Grading activities and general development may result in compaction of soils on
site and an increase in the overall imperviousness of the development area,
thereby reducing surface water infiltration and increasing runoff which can
potentially impact watercourses and other natural features.

The water-balance criteria can be satisfied with an onsite storage volume of
approximately 19.2 m3 for the condominium area.

Neutral

Watercourse Flows

Site
Water
Balance

Residual
Effects
Neutral

Water Quality

Grading,
Servicing and
Development

Water Temperature

Grading,
Servicing and
Development
Grading and
Development

Overall Site

Neutral

Neutral
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Category
Natural
Heritage
System

Feature/Function
NHS Linkages

Proposed
Activity
Grading,
Servicing and
Development

Potential Impacts

Recommended Mitigation

Redevelopment on the subject property will be confined to lands that are presently
industrial. Connectivity along Fletcher’s Creek valley will be maintained.

Residual
Effects
Neutral

Grading,
Servicing and
Development
Grading,
Servicing and
Development
Grading,
Servicing and
Development

There are no significant woodlands on or adjacent to the subject property.

No mitigation required, however the EIS has identified an opportunity to restore
and enhance the condition of the adjacent valleylands by managing invasive
species and replacing them with native species and creating specialized wildlife
habitats. It is recommended that a Valleyland Restoration and Enhancement
Plan be prepared as a condition of Draft Plan approval and that it be
implemented during project construction. The plan shall include a monitoring
program to evaluate the verify the enhanced measures have been implemented
and to evaluate their performance.
No mitigation necessary.

There are no wetlands on or directly adjacent to the subject property.

No mitigation necessary.

Neutral

The Fletcher’s Creek valleylands qualify as a Significant Valleylands. While the
development is located outside the valleylands, a vegetated swale, a ramp and
grading is proposed within the floodplain. No Structure will occur in the floodplain.

Positive

Significant Wildlife
Habitat

Grading,
Servicing and
Development

The valleyland portions of the subject property have been identified as candidate
significant wildlife habitat. The proposed redevelopment will be confined to the
subject property which is located outside the valleylands and will not impact any
identified candidate SWH features or functions.

Potential indirect impacts to the valleylands can be eliminated or minimized by
implementing the following mitigation measures:
• Establish fencing at limits of developments to reduce human
disturbances and encroachments; and
• Maintain the proposed vegetated swale and adjacent landscape strip
with self-sustaining natural vegetation.
No mitigation necessary.

Trees

Grading,
Servicing and
Development

The proposed redevelopment will require the removal of trees. Please refer to the
project’s Tree Inventory and Preservation Plan (MSLA 2020) for more detail.

Please refer to the Tree Inventory and Preservation Plan (MSLA 2020) of details
on compensation planting.

Neutral

Fish Habitat

Grading,
Servicing and
Development,
SWM
Controls
Grading,
Servicing and
Development

See Section on Redside Dace Below

See Section on Redside Dace Below

Based on the composition of the existing avian community, no significant changes
are anticipated. The scale of the proposed redevelopment is relatively small and
is not expected to affect the existing community.

•

Grading,
Servicing and
Development

The only known SAR species within the study area is the population of endangered
Redside Dace within the reach of Fletchers Creek to the north of the property. The
habitat for this species is defined by the meander belt of the creek + 30 m. The
subject property is located outside the regulated habitat; however, the habitat does
extent to the property limit at its northeastern corner. Not direct impacts are
anticipated.

The proposed 6-storey could shade parts of the NHS. However, species present
within NHS are common in urban settings, meaning they are resilient to changing
anthropogenic conditions. Also, the amount of area being shaded is very small in
comparison to the larger NHS within the study area.
Significant Woodlands

Wetlands

Significant
Valleylands/Hazard
Lands

Wildlife

Birds

Species at Risk
(SAR)

SAR Habitat

In terms of indirect impacts to the habitat of Redside Dace, there is a potential that
stormwater being discharged from the future development could affect water
quality in the creek. Under the proposed redevelopment plan, stormwater runoff
will be discharged to a vegetated swale that runs along the northern limit of the
subject property and (as discussed in Section 6). All measures to avoid and

Limit all vegetation / tree clearing between August and early April so as not
to impact breeding birds and not contravene the Migratory Birds Convention
Act.
• Restore tree canopy by planting replacement trees
Mitigation measures will be implemented in accordance with the Guidance for
Development Activities in Redside Dace Protected Habitat (MNRF 2016). The
proponent will work with Beacon to ensure proper MECP (MNRF) requirements
are satisfied regarding the proposed bioswale system and the proposed
methods for discharging to Fletcher’s Creek. Potential impacts to Redside Dace
in downstream reaches can be reduced by implementing the following
measures:

Neutral

Positive

See Below

Neutral

Neutral-Positive

• Develop and implement an Erosion and Sediment Control Plan and Spill
Protection Plan to ensure compliance during the construction and
development phase. A multi barrier approach should be implemented (i.e.,
double row sediment fencing with staked straw bales in between;
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Category

Feature/Function

Proposed
Activity

Potential Impacts

Recommended Mitigation

mitigate impacts to the extent possible will be considered and implemented, as
discussed in the recommended mitigation column.

• Minimize non-essential vegetation clearing and grading, and integrate a
phasing workplan for grading and construction;
• Stabilize soils that will be exposed for long periods of time;
• During site preparation and construction ensure on-site surface water is
properly managed and treated using BMPs.

Potential indirect impacts to fish habitat that may result from the proposed
development are outlined below:
Grading
• Potential decrease in baseflow from dewatering (if required) for service
installation, causing increase in stream temperatures and reduced flows,
potentially impacting movement of sediments and nutrients, connectivity
to downstream reaches, habitat conditions (pools, water depth), dissolved
oxygen and access to overhanging vegetation.
• Potential increase in erosion along stream banks and valleys and
increased sedimentation into the watercourse from the removal of
vegetation. This can affect fish habitat by reducing the spawning, rearing
and feeding habitat;
• Changes to drainage patterns may alter the quantity and distribution of
surface water inputs to watercourses, affecting flows, erosion rates and
water temperatures;
• Change in habitat structure and cover from the removal of vegetation.

Residual
Effects

Mitigation measures for flood control, water quality, temperature impacts, and
erosion are noted above under Surface Water.
Additionally, it has been recommended through this EIS that a Valleyland
Restoration and Enhancement Plan be prepared and implemented to enhance
the riparian habitats and supporting functions for Redside Dace.

Servicing: Installation of underground services has the potential to alter
groundwater flows and pathways, which may reduce baseflow contribution to
watercourses, resulting in thermal impacts and altered baseflows. Installation of
underground services may require dewatering of groundwater which may result in
reduced baseflow contributions and increase flows at discharge location.
Development:
• Development will create impervious surfaces that will increase overall
runoff volumes and decrease infiltration within the catchment areas of
features.
• Decreases to infiltration can reduce base flow contributions to these
watercourses and impact fisheries through reduced flow and elevated
temperatures.
Increased runoff and flows to the valleylands and downstream drainage features
can result in erosion and flooding.
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8.

Policy Conformity

A summary of federal, provincial and municipal environmental protection and planning policies and
regulations applicable to the Subject Property were discussed in Section 2. An evaluation of how the
proposed redevelopment complies with the applicable policies and legislation is summarized in Table
6.

Table 6. Policy Compliance Assessment
APPLICABLE POLICY /
LEGISLATION
Federal Fisheries Act
(1985)

RELEVANT EIS FINDINGS AND RECOMMENDATIONS

Fletcher’s Creek adjacent to the subject property is
identified as fish habitat, which will not be impacted by the
proposed development provided that the mitigation
measure recommended in this report and the FSR are
implemented.
Migratory Birds
Tree removal should occur outside of the “high risk”
Convention Act
breeding bird window, and if trees must be removed during
(1994)
this time, screening for active nests can be conducted.
Endangered Species
Fletcher’s Creek adjacent to the subject property is
Act (2007)
identified as occupied habitat for Reside Dace. The
regulated habitat for this species will not be impacted by
the proposed development provided that the mitigation
measure recommended in this report and the FSR are
implemented.
Provincial Policy Statement (2014) Section 2.1 – Natural Heritage
1. Habitat for
See above.
Threatened and
Endangered
Species
2. Significant
According to regional and municipal Official Plan policies,
Valleylands
Fletcher’s Creek satisfied criteria as a Significant Valleyland.
Development is not proposed within the valleylands as they
are offsite.
3. Significant
Not applicable – There are no Significant Wetlands in the
Wetlands
study area.

Policy Compliance
Yes. No impacts to
fish habitat.

To be determined at
development stage.
Yes. No impacts to
endangered species
habitat.

Yes. See above.

Yes.

Yes.

4. Significant
Woodlands

Not applicable - There are no Significant Woodlands in the
study area.

Yes.

5. Significant
Wildlife Habitat

There is no Significant Wildlife Habitat associated with the
subject property. The EIS has identified the Fletcher’s Creek
valleylands as Candidate Significant Wildlife Habitat for the
presence of Special Concern species’ habitat (Snapping
turtle) and Animal Movement Corridor functions. The
proposed redevelopment occurs outside of the Fletcher
Creek valleylands and will not negatively impact on this
function.
Not applicable – There are no Areas of Natural or Scientific
Interest in the study area.

Yes.

6. Significant Areas
of Natural and
Scientific Interest

Yes.
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APPLICABLE POLICY /
LEGISLATION
7. Fish Habitat

Region of Peel
Official Plan (2018)

RELEVANT EIS FINDINGS AND RECOMMENDATIONS
Fish habitat exists in Fletchers Creek. The proposed
development will not directly or indirectly impact fish habitat.
The EIS and companion technical studies recommend
measures (ESC Plan and SWM Plan) be implemented to
improve water quality and fish habitat.
The Regional Greenlands System consists of “Core Areas”,
“Natural Areas and Corridors (NAC)”, and “Potential Natural
Areas and Corridors (PNAC)”.

Policy Compliance
Yes.

Yes.

The subject property does not support any of these
Greenland systems, however, Fletcher’s Creek and it
valleylands contain Core Areas, NAC and PNAC:
Core Areas:
• Significant habitat of endangered species
• Core valley and stream corridors
NAC:
•
•

Significant wildlife habitat
Fish habitat

PNAC:
• Unevaluated wetlands
The proposed redevelopment occurs outside of the
Fletcher’s Creek valleylands and will not negatively impact
the Region’s Greenland System.
Mississauga Official Plan (2019)
1. Natural Heritage
No components of the municipal NHS were located on the
System
subject property. However, the adjacent Fletcher’s Creek
and its valleylands support two components of the City’s
NHS: Significant Natural Area and Natural Green Spaces:

Yes.

Significant Natural Areas:
• Habitat of threatened species or endangered
species
• Fish habitat
• Significant wildlife habitat
• Significant valleylands
Natural Green Spaces:
• Wetlands that do not qualify as significant wetland
The proposed redevelopment occurs outside of the
Fletcher’s Creek valleylands and will not negatively impact
the NHS function.
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APPLICABLE POLICY /
LEGISLATION
2. Natural Hazard
Lands

CVC Regulations and
Policies

9.

RELEVANT EIS FINDINGS AND RECOMMENDATIONS

Policy Compliance

The northern portion of the subject property corresponds
with the Fletcher’s Creek floodplain and is mapped as
Natural Hazard Land in the MOP (ref. Figure 2). All
proposed structures will be located outside the natural
hazard lands.
CVC regulates hazard lands including floodplains. The
western portion of the property overlaps with the Fletcher’s
Creek floodplain. No structures are proposed within the
proposed regional floodplain.

Conclusion

City Park (McLaughlin) Inc. is proposing to redevelop the property located at 6616 McLaughlin Road in
the City of Mississauga. The proposed redevelopment consists of a 6-storey mid-rise
condominium apartment building (consisting of 121 condominium units) and five single-detached
dwellings (ref. Site Plan - Figure 5). The existing driveway and the single residential building will
be removed prior to redevelopment.
The subject property corresponds with former single-family residential developments fronting
McLaughlin Road. The subject property is situated south of the Fletchers Creek valleylands which form
part of the City of Mississauga Natural Heritage System (NHS), specifically Significant Natural Areas
and Natural Green Spaces, as shown on Schedule 3 on the City of Mississauga Official Plan (2019). It
is the policy of the City of Mississauga to require that an EIS be prepared in support of applications for
development and/or site alteration within or adjacent to certain components of its NHS.
Beacon was retained by City Park McLaughlin Inc. to prepare a Scoped EIS in support of the proposed
redevelopment application. The purpose of an EIS is to demonstrate that the proposed development
and/or site alteration can proceed without negatively impacting upon on significant natural heritage
features or ecological functions and to also identify opportunities for protection, restoration,
enhancement and expansion of the Natural Heritage System.
The EIS was prepared in accordance with the City of Mississauga EIS Checklist (October 2017) and
has been scoped to confirm whether the redevelopment proposal has the potential to adversely impact
the adjacent Significant Natural Area. The EIS describes the natural heritage features and ecological
functions associated with the property, assesses the potential direct and indirect impacts of the
proposed redevelopment on these features and functions, and recommends mitigation and
enhancement measures to protect and restore the ecological integrity of the NHS. The only monitoring
recommended would be the monitoring resulting from the proposed Valleyland Restoration and
Enhancement Plan.
Significant natural heritage features in the broader study area include habitat of the endangered
species, (i.e. Redside Dace), fish habitat, significant valleylands, a wetland and significant wildlife
habitat. All these significant natural heritage features are associated with the Fletcher’s Creek
valleylands which are located northwest of the subject property and outside the proposed
redevelopment area.
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In summary, this EIS has determined that the proposed redevelopment will not adversely impact upon
any significant natural heritage features and ecological functions associated with the NHS. Therefore,
it is our opinion that the proposed redevelopment is in conformity with the various environmental policies
and regulations that apply to the site.

Report prepared by:
Beacon Environmental

Report prepared by:
Beacon Environmental

Anna Cunningham, B.Sc.(Hons.)
Ecologist

Shelley Gorenc, M.Sc., P.Geo.
Senior Geomorphologist

Report reviewed by:
Beacon Environmental

Ken Ursic, B.Sc., M.Sc.
Principal, Senior Ecologist
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EIS Terms of Reference

G UIDING S OLUTIONS IN THE N ATURAL E NVIRONMENT

April 14, 2020

BEL 219524

Jim Greenfield, Planner
City of Mississauga
300 City Centre Drive
Mississauga, ON L5B 3C1

Re:

Updated Terms of Reference for Scoped Environmental Impact Study (EIS)
6616 McLaughlin Road, Mississauga, Ontario
Fletcher’s Creek Watershed

Dear Mr. Greenfield:
Beacon Environmental Limited (Beacon) has been retained by City Park (McLaughlin) Inc. to prepare
a Scoped Environmental Impact Study (EIS) in support of a re-development proposal for an 0.62 ha
property situated at 6616 McLaughlin Road in the City of Mississauga (hereto referred as the subject
property). A Terms of Reference (TOR) was sent to the City of Mississauga and Credit Valley
Conservation (CVC) on March 16, 2020. The City provided comments back on April 13, 2020, and it is
our understanding through discussions with CVC staff that they have no further comments on this TOR.
This TOR has been now been revised to address the comments provided.
The subject property consists of a single-family residential dwelling and associated lawn and
landscaped areas. The proponent is proposing to redevelop the property to include a mid-rise condo
building and five detached homes.
The subject property fronts McLaughlin Road to the east and existing residential development to the
south and west. To the north, the subject property is bound by the Fletcher’s Creek valleylands which
are designated as a Significant Natural Area and forms part of the City’s Natural Heritage System. The
City of Mississauga Natural Areas Survey identified this natural area as the Meadowvale Station Woods
and Fletcher’s Creek Natural Area (MV2).
The requirement for an EIS is triggered by the proximity of a proposed redevelopment to certain
components of the City’s Natural Heritage System (NHS). In this case, Fletcher’s Creek is identified as
“Significant Natural Area” and “Natural Green Space” in the City of Mississauga Official Plan (MOP)
Schedule 3.
The purpose of an EIS is to demonstrate, to the satisfaction of the City of Mississauga and CVC, that
the proposed redevelopment and/or site alteration will not have a negative impact on natural heritage
features or their ecological functions, and to also identify opportunities for protection, restoration and
enhancement of the NHS. Additionally, as per policy 6.3.33 of the City’s Official Plan, EIS will also
comment on opportunities for expansion of the NHS.
MARKHAM

BRACEBRIDGE

GUELPH

PETERBOROUGH

BARRIE

80 Main Street North
Markham, ON L3P 1X5
T) 905.201.7622❖ F) 905.201.0639

126 Kimberley Avenue
Bracebridge, ON P1L 1Z9
T) 705.645.1050

373 Woolwich Street
Guelph, ON N1H 3W4
T) 519.826.0419

305 Reid Street
Peterborough, ON K9J 3R2
T) 705.243.7251

6 Cumberland Street
Barrie, ON L4N 2P4
T) 705.999.4935
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The study area for this EIS will include the subject property and the adjacent valleylands of Fletcher’s
Creek.
As the subject property, as well as most of the adjacent lands, already support existing development,
we consider redevelopment on the subject property to present a very low risk to the natural heritage
features and functions associated with the subject property and adjacent lands. For this reason, we
recommend that the EIS be scoped to confirming the limits of the natural heritage features, establish
appropriate buffers and mitigation measures, and identify opportunities for enhancement of the
valleylands.
The following sections detail the components of the Scoped EIS.

Background Review
Beacon will obtain and review all background information relevant to natural heritage resources in the
study area to identify any natural areas (i.e. ANSI’s, etc.) that are designated by CVC other agencies.
These resources include:
•
•
•
•
•
•
•
•
•
•
•
•
•

City of Mississauga Natural Areas Inventory data and associated Fact Sheets;
MNRF Natural Heritage Information Centre (NHIC) database;
Ministry of the Environment, Conservation and Parks (MECP) – Client’s Guide to Preliminary
Screening for Species at Risk (May 2019);
Consultation with the MECP regarding a Species at Risk (SAR) screening for the property,
which will be appended to the report;
Physiography of Southern Ontario (Chapman and Putnam 1984);
Available Data on Fish Records and Habitat from CVC;
Natural heritage species records from CVC;
Ontario Breeding Bird Atlas data;
Ontario Herpetofaunal Summary Atlas data;
Historical and current aerial photography;
Soils and topographic mapping;
Tree inventory and Preservation Plan; and
Fletcher’s Creek Restoration Study - Characterization Report (DRAFT).

Policy Framework
Beacon will review and outline all federal, provincial, municipal and agency policies and regulations
relevant to the study area and the proposed development. Additionally, Beacon will assess the
proposed development against these relevant legislation and policies. The following resources will be
reviewed for this purpose:
•
•
•

Provincial Policy Statement (2014);
Peel Region Official Plan – Office Consolidation 2018;
City of Mississauga Official Plan – Office Consolidation 2019;
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•
•
•
•

CVC Policies and Regulation;
Endangered Species Act (2007);
Federal Fisheries Act (2013); and
Migratory Birds Convention Act (1994).

Characterization of the Biophysical Environment
To characterize the biophysical features and functions associated with the study area, Beacon has
completed the following.

Vegetation Assessment
As the existing property consists of a single dwelling residential home, with manicured grass and
landscape plantings, the vegetation assessment was scoped to a single site visit to assess terrestrial
vegetation. This was completed by applying Ecological Land Classification (ELC) and mapping to
“Vegetation Type” (the highest level of detail) for the study area. All rare or uncommon vegetation
communities were mapped regardless of size. Beacon was able to complete these surveys from the
subject property as the landscape was sufficiently open to do so. The Scoped EIS will describe the
location and distribution of all rare or uncommon species found in the vegetation assessment based
upon “Vascular Plant Flora of the Region of Peel and the Credit River Watershed” (Kaiser, 2001 and
amendments).
Butternut (Juglans cinerea) is known to occur in the vicinity of the subject property. Butternut is a
provincially endangered tree species and its habitat is protected under the provisions of the Endangered
Species Act (ESA) (2007). No Butternut were located on the subject property or adjacent lands during
the vegetation assessment in 2019.
ELC data cards will be included as an appendix of the EIS.

Wildlife Habitat
To document the relative significance and sensitivity of terrestrial habitat within the study area, a wildlife
habitat suitability study was undertaken to determine whether the site supports habitat for any species
requiring conservation. Based on the wildlife habitat suitability study findings, and a background review
of available information, all potential significant wildlife habitat within the study area will be evaluated
and discussed within the context of Provincial SWH criteria for Ecoregion 7E-4 and the Region of Peel
SWH criteria.

Other Wildlife
Other wildlife species (e.g., mammals, reptiles and amphibians) observed on the site during other field
investigations will be recorded as incidental observations. We note that the City of Mississauga Natural
Areas Surveys for this site’s study area (MV2 and MV2SMA) indicates that several listed wildlife species
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have been noted in the area, including Redside-Dace (Clinostomus elongatus), Snapping Turtle
(Chelydra serpentina), Bobolink (Dolichonyx oryzivorus), Eastern Meadowlark (Sturnella magna), Barn
Swallow (Hirundo rustica), Eastern Wood-Pewee (Contopus virens) and Wood Thrush (Hylocichla
mustelina). Based on the wildlife habitat suitability study findings, and a background review of available
information (including MECP ESA information request data), the Scoped EIS will consider relevant listed
species in relation to the proposed constraints, potential impacts and proposed mitigation measures for
this project.
During the field work conducted in 2019, it was determined that the habitat associated with the subject
property and directly adjacent lands does not support the five avian SAR mentioned above, and
therefore, breeding bird surveys have not been proposed. It is possible the Snapping Turtle is using
Fletcher’s Creek as corridor habitat.
Additionally, based on previous work Beacon has conducted in the area (6620 Rothschild Trail Scoped
Environmental Impact Study 2019), we understand that the reach of Fletcher’s Creek northwest of the
subject property supports habitat for provincially endangered Redside Dace. This species is subject to
regulations under the ESA. As the habitat for this species is defined by applying 30 m to the meander
belt of the creek, Beacon’s geomorphology team undertook an assessment of this reach to more
precisely define the meander belt. This analysis will be used to establish development constraints
associated with the affected section of the property. This work is described below.

Geomorphic Assessment
A scoped geomorphic field assessment was completed along the portion of Fletcher’s Creek within the
McLaughlin Road right-of-way (and any other publicly owned lands) adjacent to the subject property in
order to characterize existing conditions and document evidence of active erosion. Field observations
will be summarized in the EIS.
It is our understanding that CVC has not identified a defined top of bank in association with the portion
of Fletcher’s Creek valley adjacent to the subject property. Based on this understanding, Beacon has
delineated the meander belt for the relevant reach of Fletcher’s Creek in order to inform the
determination of constraint limits. For unconfined valley settings, the watercourse erosion hazard limit
is governed by the greater of the meander belt and the regulatory floodline. Additionally, in order to
determine Redside Dace regulated habitat limits in relation to the subject property, in accordance with
Ontario Regulation 242/08, lands within 30 m of the meander belt were identified. The resultant linework
will be incorporated into the EIS constraints and opportunities analysis.

Aquatic Assessment
It has been established that the main branch of Fletcher’s Creek is classified as occupied Redside Dace
habitat. As such, we have not proposed any aquatic surveys.
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Evaluation of Significance and Sensitivities
Beacon will rely upon the ecological data collected through the characterization work and background
studies to determine the significance and sensitivity of the natural heritage resources in the study area.
Beacon will provide a description of the natural heritage features of the study area, including the
valleylands and any potential significant wildlife habitat, fish habitat, habitat of SAR and wildlife
connectivity.
The Scoped EIS will provide a summary of the resulting significant natural heritage resources and areas.
The significance of features will be evaluated using provincial and municipal criteria for the various
natural heritage elements outlined in the provincial policy, regional and local official plans. We will rely
upon current species status lists to determine the significance of species observed.
Based on aerial mapping and our site visit, there are no forests associated with the subject property.
The natural area associated with Fletcher’s Creek to the north is comprised of a meadow and a small
cultural woodland (approximately 0.17 ha) that does not satisfy the City’s or Region’s criteria for
woodland. The EIS will include a detailed analysis and associated mapping of woodland communities
to support the assertion that there are no forests associated with the subject property.
Constraints and Opportunities
A constraint and opportunities analysis will be undertaken to identify constraints to development as well
as opportunities to enhance the NHS. The constraint analysis will summarize the levels of protection
required for the NHS, including recommended buffers. Additionally, the Scoped EIS will summarize
natural hazard related constraints using information from the geotechnical consultant and others. The
natural heritage and natural hazard constraints, including setbacks, will be used to establish
development limits and guide the development design. Mapping included in the report will map staked
boundaries and present the appropriate buffers and setbacks to the NHS adjacent to the subject lands
over recent aerial mapping.
The Scoped EIS will also identify opportunities for enhancements to the NHS within the study area
where feasible. Opportunities to be considered will include habitat enhancement and low impact
development (LID). The Scoped EIS will include recommendations, where feasible, for all restoration
and enhancement opportunities to maximize buffering capacity of the proposed buffer area.

Description of the Development Proposal
The Scoped EIS will include a description of the proposed development including a summary of the
following:
•
•
•
•
•
•

Statement of purpose/rationale for development;
Draft Plan of Subdivision;
Grading & Servicing Plans;
Stormwater Management Plan;
A description of development related activities; and
Development Schedule / Timeline.
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Impact Assessment and Mitigation
This Scoped EIS will include an assessment of potential development related impacts to the NHS.
Potential direct and indirect impacts associated with the proposed development will be assessed for
various development related activities and their effect on natural heritage resources. The direct and
indirect impacts related to site preparation and development will be also be assessed and described in
terms of their short and long-term effects on the biophysical environment.
The impact assessment will include recommendations for a range of mitigation measures that can be
used to avoid or reduce development related impacts to the NHS. Measures to be considered include
buffers and setbacks, timing restrictions, potential impact of shading on NHS, stormwater management,
sediment control and infiltration management. Additionally, opportunities for enhancements to the NHS
will be recommended.
The net or residual effects of the proposed development activities on the various components of the
NHS will be determined as either negative, neutral or positive once mitigation measures are applied.
Rationale for the assessment will be provided and the Scoped EIS will demonstrate that the proposed
development will result in no negative impacts to natural features comprising the NHS.

Policy Conformity
The Scoped EIS will include a section that summarizes how the proposal conforms with the various
applicable environmental policies and regulations.

Monitoring
Based on the findings of the EIS, a determination will be made as to whether a monitoring program is
required.

Additional Studies
The findings from other relevant technical studies that have been or are being completed by other
consultants on the project team will be discussed and integrated with the Scoped EIS where
appropriate.
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Should you have any questions, please do not hesitate to contact the undersigned at (519) 826-0419
x23.

Prepared by:
Beacon Environmental

Reviewed by:
Beacon Environmental

Anna Corrigan, B. Sc. (Hons.)
Ecologist

Ken Ursic, B.Sc., M.Sc.
Principal, Senior Ecologist

cc: Sarah Piett, City of Mississauga (Sarah.Piett@mississauga.ca)
Maricris Marinas, CVC (Maricris.Marinas@cvc.ca)
Dorothy DiBerto, CVC (Dorothy.DiBerto@cvc.ca)
Jim Levac, Glen Schnarr & Associates Inc. (jiml@gsai.ca)
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Appendix B
MECP Species at Risk Screening
Correspondence

Anna Corrigan
From:
Sent:
To:
Cc:
Subject:
Attachments:

Anna Corrigan
Thursday, January 23, 2020 10:56 AM
Species at Risk (MECP)
Ken Ursic
SAR Screen Request - 6616 McLaughlin Road in the City of Mississauga
2019-12-04_Figure01_SiteLocation_219524.pdf

Good morning,
Beacon Environmental Limited (Beacon) was retained by City Park Homes to prepare a Scoped Environmental Impact
Study for the re‐development of 6616 McLaughlin Road in the City of Mississauga (hereto referred as the subject
property). Please refer to the attached figure for the exact location of the subject property. The subject property is
situated adjacent to the main branch of Fletchers Creek watercourse.
We would like to request that MECP assist in screening and assessing for all possible species at risk (SAR) on the subject
properties and adjacent lands.
Thank you in advance for any guidance you can provide,

Anna Corrigan, B.Sc. (Hons.) / Ecologist
BEACON ENVIRONMENTAL
373 Woolwich Street, Guelph, ON N1H 3W4
T) 519.826.0419 x32 C) 905.767.1720
www.beaconenviro.com

1

Anna Corrigan
From:
Sent:
To:
Cc:
Subject:
Attachments:

Species at Risk (MECP) <SAROntario@ontario.ca>
Thursday, January 23, 2020 11:13 AM
Anna Corrigan
Ken Ursic
Re: SAR Screen Requests
SAR Screen Request - 6616 McLaughlin Road in the City of Mississauga ; DRAFT-Client's Guide
to Preliminary Screening for SAR-May 2019.pdf

Good Day Anna,
Thank-you for your emails.
Please find attached for your use MECP’s Draft Client’s Guide to Preliminary Screening for Species
at Risk. Once you have completed your preliminary screening, please get back to us with your results
and your file will be assigned to a Management Biologist for triaged review.
Please Note: We are currently experiencing a large volume of requests and thank you for your
patience.
Kind Regards,
Nikki

----------------------------------------------------Nikki Boucher
A/Species at Risk Specialist
Permissions & Compliance, Species at Risk Branch
Ministry of the Environment, Conservation & Parks
Learn more about Ontario’s Species at Risk: https://www.ontario.ca/page/species-risk

1

Appendix C
Mississauga Natural Areas Fact Sheet
MV2

Appendix D
Background Species List from CVC

Appendix D

Appendix D
Background Species List from CVC
Taxa
Bird
Bird
Bird
Bird
Bird
Bird
Bird
Herpetofauna
Mammal
Mammal
Butterflies, Moths
Damselflies
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation
Vegetation

Scientific Name
Agelaius phoeniceus
Cyanocitta cristata
Dumetella carolinensis
Dumetella carolinensis
Megaceryle alcyon
Poecile atricapillus
Quiscalus quiscula
Lampropeltis triangulum
Odocoileus virginianus
Procyon lotor
Pieris rapae
Calopteryx maculata
Alisma sp. (triviale/subcordatum)
Alisma sp. (triviale/subcordatum)
Alliaria petiolata
Asclepias syriaca
Cryptotaenia canadensis
Galium palustre
Hesperis matronalis
Lythrum salicaria
Myosotis laxa
Myosotis laxa
Myosotis scorpioides
Solidago spp.
Typha angustifolia
Typha angustifolia
Phalaris arundinacea var. arundinacea
Phragmites australis ssp. australis
Lonicera tatarica
Rhamnus cathartica
Rhus sp.
Rubus idaeus ssp. strigosus
Salix spp.
Acer negundo
Acer saccharinum
Fraxinus pennsylvanica
Picea glauca
Pinus strobus
Ulmus americana
Clematis virginiana
Vicia cracca
Parthenocissus vitacea
Vitis riparia

Common Name
Red-winged Blackbird
Blue Jay
Gray Catbird
Gray Catbird
Belted Kingfisher
Black-capped Chickadee
Common Grackle
Eastern Milksnake
White-tailed Deer
Northern Raccoon
Cabbage White
Ebony Jewelwing
Water-plantain species
Water-plantain species
Garlic Mustard
Common Milkweed
Canada Honewort
Marsh Bedstraw
Dame's Rocket
Purple Loosestrife
Small Forget-me-not
Small Forget-me-not
True Forget-me-not
Multiple Goldenrod species
Narrow-leaved Cattail
Narrow-leaved Cattail
Reed Canary Grass
European Reed
Tartarian Honeysuckle
Common Buckthorn
Sumac species
Wild Red Raspberry
Multiple Willow species
Manitoba Maple
Silver Maple
Green Ash
White Spruce
Eastern White Pine
American Elm
Virginia Virgin's-bower
Tufted Vetch
Thicket Creeper
Riverbank Grape

COSEWIC a
SC
-

SARA b
SC
-

COSSARO c
NAR
-

Global Rank d
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
GNR
GNR
GNR
G5
G5
G5
G4G5
G5
G5
G5
G5
G5
G5
G5TNR
G5T5
GNR
GNR
G5T5
G5
G5
G5
G5
G5
G5
G5
GNR
G5
G5

Provincial Rank e
S4
S5
S4B
S4B
S4B
S5
S5B
S4
S5
S5
SNA
S5
SNA
S5
S5
S5
SNA
SNA
S5
S5
SNA
SNA
SNA
S5
SNA
SNA
SNA
S5
S5
S5
S4
S5
S5
S5
S5
SNA
S5
S5
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Taxa
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish
Fish

Scientific Name
Ameiurus nebulosus
Carassius auratus
Catostomus commersonii
Culaea inconstans
Etheostoma caeruleum
Etheostoma flabellare
Etheostoma nigrum
Hybognathus hankinsoni
Hypentelium nigricans
Lepomis gibbosus
Luxilus cornutus
Micropterus salmoides
Nocomis biguttatus
Nocomis micropogon
Noturus flavus
Oncorhynchus mykiss
Oncorhynchus tshawytscha
Pimephales notatus
Pimephales promelas
Rhinichthys atratulus
Rhinichthys cataractae
Semotilus atromaculatus
Umbra limi

Common Name
Brown Bullhead
Goldfish
White Sucker
Brook Stickleback
Rainbow Darter
Fantail Darter
Johnny Darter
Brassy Minnow
Northern Hog Sucker
Pumpkinseed
Common Shiner
Largemouth Bass
Hornyhead Chub
River Chub
Stonecat
Rainbow Trout
Chinook Salmon
Bluntnose Minnow
Fathead Minnow
Blacknose Dace
Longnose Dace
Creek Chub
Central Mudminnow

COSEWIC a
-

SARA b
-

COSSARO c
-

Global Rank d
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5
G5

Provincial Rank e
S5
SNA
S5
S5
S4
S4
S5
S5
S4
S5
S5
S5
S4
S4
S4
SNA
SNA
S5
S5
S5
S5
S5
S5

a COSEWIC = Committee on the Status of Endangered Wildlife in Canada where: END = Endangered, THR = Threatened, SC = Special Concern
b SARA = Species at Risk Act where: END = Endangered, THR = Threatened, SC = Special Concern
c Species at Risk in Ontario List (as applies to ESA) as designated by COSSARO (Committee on the Status of Species at Risk in Ontario) where:END = Endangered, THR = Threatened, SC = Special Concern
d Special Global Rank or G-Ran for breeding status where: G1 (Critically Imperiled), G2 (Imperiled), G3 (Vulnerable), G4 (Apparently Secure), G5 (Secure), GH (Historical), GNR (Global Rank not yet assessed), G#T# (Infraspecific Taxon [trinomial] -The status of infraspecific taxa
(subspecies or varieties) are indicated by a "T-rank" following the species' global rank)
e Provincial Rank or S-Rank (from Natural Heritage Information Centre) for breeding status where: S1 (Critically Imperiled), S2 (Imperiled), S3 (Vulnerable), S4 (Apparently Secure), S5 (Secure), SH (Historical) or SNA (Not applicable…'because the species is not a suitable target
for conservation activities'; includes non-native species)

Page D-2

Appendix E
Photolog: 6616 McLaughlin Road,
Mississauga, Ontario

Appendix E

Appendix E
Photo Log: 6616 McLaughlin Road, Mississauga, Ontario

Photograph 1.
Downstream view of Fletcher’s Creek and
valleylands adjacent to subject property.

Photograph 2.
Downstream view of general conditions along
pool. Note evidence of active erosion along outer
(left) bank. Refer to Figure 3, Photo Location 1.

Photograph 3.
Upstream view of general conditions along riffle.
Refer to Figure 3, Photo Location 2.

Photograph 4.
Downstream view of general conditions at pool.
Note: lack of point bar on inner (photo left) bank
and basal scour along outer (photo right) bank.
Refer to Figure 3, Photo Location 3.
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Photograph 5.

Photograph 6.

Downstream view of general conditions at pool.
Note: basal scour along outer (photo right) bank.
Refer to Figure 3, Photo Location 4.

Downstream view of active bank erosion and
exposed shale bedrock.

Photograph 7.

Photograph 8.

Downstream view of general conditions along
riffle. Refer to Figure 3, Photo Location 5.

Representative photo of substrate conditions
within riffle.
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Photograph 9.
Front lawn and driveway - facing northeast.

Photograph 10.
Back lawn - facing southwest.

Photograph 11.
Cultural meadow - facing southwest.

Photograph 12.
Cultural woodland - facing northwest.
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Photograph 13.
Meadow marsh - facing southwest.
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Appendix F
Flora List: 6616 McLaughlin Road, Mississauga, Ontario
Scientific Name*
Rhus typhina
Daucus carota*
Cynanchum rossicum
Arctium lappa*
Solidago canadensis
Symphyotrichum ericoides var.
ericoides
Symphyotrichum lanceolatum ssp.
Lanceolatum*
Taraxacum officinale*
Alliaria petiolata*
Lonicera tatarica
Dipsacus fullonum ssp. Sylvestris*
Lythrum salicaria*
Fraxinus americana
Fraxinus pennsylvanica*
Ligustrum vulgare
Syringa vulgaris
Oenothera biennis
Picea glauca
Picea pungens
Pinus sylvestris
Plantago lanceolata
Bromus inermis ssp. inermis
Phalaris arundinacea*
Poa pratensis ssp. pratensis
Rhamnus cathartica
Crataegus sp.
Fragaria virginiana ssp. virginiana
Geum sp.
Malus sp.
Prunus glandulosa
Rubus occidentalis
Sorbus aucuparia
Populus balsamifera ssp.
balsamifera
Salix x fragilis*
Salix x sepulcralis
Acer negundo
Acer platanoides
Acer saccharinum

Common Name
Staghorn Sumac
Wild Carrot
Dog Strangling Vine
Greater Burdock
Canada Goldenrod

S-Ranka
S5
SNA
SNA
SNA
S5

Heath Aster

S5

Panicled Aster

S5

Common Dandelion
Garlic Mustard
Tartarian Honeysuckle
Common Teasel
Slender-spike Loosestrife
White Ash
Green Ash
European Privet
Common Lilac
Common Evening-primrose
White Spruce
Colorado Spruce
Scotch Pine
English Plantain
Smooth Brome
Reed Canary Grass
Kentucky Bluegrass
Buckthorn
Hawthorn Species
Wild Strawberry
Avens Species
Apple Species
Ornamental Cherry
Black Raspberry
European Mountain-ash
Balsam Poplar
Crack Willow
Weeping Willow
Manitoba Maple
Norway Maple
Silver Maple

SNA
SNA
SNA
SNA
SNA
S5
S5
SNA
SNA
S5
S5
SNA
SNA
SNA
SNA
S5
SNA
SNA
S5
SNA
S5
SNA
S5
SNA
SNA
S5
SNA
S5

MNRF
Rankingb
-

CVC
Rankingc
-

-

-

U
R3
-

-

-

-
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Scientific Name*
Acer saccharum var. saccharum
Ailanthus altissima
Tilia cordata
Typha latifolia*

Common Name
Sugar Maple
Tree-of-heaven
Small leaf Linden
Broad-leaf Cattail

S-Ranka
S5
SNA
SNA
S5

MNRF
Rankingb
-

CVC
Rankingc
-

*Species observed in Fletcher’s Creek valleylands and not on the subject property
a - SRANK (from Natural Heritage Information Centre) for breeding status if: S4 (Apparently Secure), S5 (Secure), SNA (Not
applicable…'because the species is not a suitable target for conservation activities'; includes non-native species), or SU
(Unrankable… “due to lack of information or due to substantially conflicting information about status or trends”)
b -Distribution and Status of the Vascular Plants of the Greater Toronto Area (Varga et al 2005): (Rx, where x is the number
of stations for a rare native species), U (Uncommon)
c - Plants of the Credit River Watershed (CVC 2002)
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Appendix H
Species at Risk Screening: 6616
McLaughlin Road, Mississauga, Ontario

Appendix H

Appendix H
Species at Risk Screening: 6616 McLaughlin Road, Mississauga, Ontario

ESA
Status

SARA
Status

COSEWIC
Status

Butternut
Juglans cinerea

END

END
Schedule
1

END

Eastern Smallfooted Myotis
(Bat)
Myotis leibii

END

No Status

No Status

Henslow’s Sparrow
Ammodramus
henslowii

END

END
Schedule
1

END

Jefferson
Salamander
Ambystoma
jeffersonianum

END

THR
Schedule
1

END

Little Brown Myotis
(Bat)
Myotis lucifugus

END

END
Schedule
1

END

Species

Potentially Suitable Habitat
Present within the Subject
Property

Likelihood of Presence

Butternut can be found throughout central and eastern
North America. In Canada, Butternut occurs in
Ontario, Quebec and New Brunswick. In Ontario, this
species is found throughout the southwest, north to
the Bruce Peninsula, and south of the Canadian
Shield.
The Eastern Small-footed bat has been found from
south of Georgian Bay to Lake Erie and east to the
Pembroke area. There are also records from the
Bruce Peninsula, the Espanola area, and Lake
Superior Provincial Park. Most documented sightings
are of bats in their winter hibernation sites.

Yes
Potentially suitable habitat is
present on the subject property
and within the adjacent lands.

Not present
(species not located
during targeted field
surveys in 2019)

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

The Henslow’s Sparrow breeds in the northeastern
and east-central United States and reaches its
northeastern limit in Ontario. It was once fairly
common in scattered areas of suitable habitat south of
the Canadian Shield. However, steep declines since
the 1960s have all but wiped this bird out as a
breeding species in Ontario. A few are still seen each
spring at migration hotspots such as Point Pelee
National Park, and a few may breed at selected
locations.
In Canada, it is found only in southern Ontario, mainly
along the Niagara Escarpment.

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

The Little Brown Myotis is widespread in southern
Ontario and found as far north as Moose Factory and
Favourable Lake. Outside Ontario, this bat is found
across Canada (except in Nunavut) and most of the
United States.

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

Preferred Habitat1, 2

Known Species Range1, 2

In Ontario, Butternut usually grows alone or in small groups in
deciduous forests. It prefers moist, well-drained soil and is often
found along streams. It is also found on well-drained gravel
sites and rarely on dry rocky soil. This species does not do well
in the shade, and often grows in sunny openings and near
forest edges.
In the spring and summer, eastern small-footed bats will roost
in a variety of habitats, including in or under rocks, in rock
outcrops, in buildings, under bridges, or in caves, mines, or
hollow trees. These bats often change their roosting locations
every day. At night, they hunt for insects to eat, including
beetles, mosquitos, moths, and flies. In the winter, these bats
hibernate, most often in caves and abandoned mines. They
seem to choose colder and drier sites than similar bats and will
return to the same spot each year.
In Ontario, the Henslow’s Sparrow lives in open fields with tall
grasses, flowering plants, and a few scattered shrubs. It has
also been found in abandoned farm fields, pastures, and wet
meadows. It tends to avoid fields that have been grazed or are
crowded with trees and shrubs. It prefers extensive, dense, tall
grasslands where it can more easily conceal its small ground
nest.

Adults live in moist, loose soil, under logs or in leaf litter. Your
best chance of spotting a Jefferson salamander is in early
spring when they travel to woodland ponds to breed. They lay
their eggs in clumps attached to underwater vegetation. By
midsummer, the larvae lose their gills and leave the pond and
head into the surrounding forest. Once in the forest, Jefferson
salamanders spend much of their time underground in rodent
burrows, and under rocks and stumps. They feed primarily on
insects and worms.
Bats are nocturnal. During the day they roost in trees and
buildings. They often select attics, abandoned buildings and
barns for summer colonies where they can raise their young.
Bats can squeeze through very tiny spaces (as small as six
millimetres across) and this is how they access many roosting
areas. Little brown bats hibernate from October or November
to March or April, most often in caves or abandoned mines that
are humid and remain above freezing. This species can
typically be associated with any community where suitable
roosting (i.e. cavity trees, houses, abandoned buildings, barns,
etc.) habitat is available.
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ESA
Status

SARA
Status

COSEWIC
Status

Northern Myotis
(Bat)
Myotis
septentrionalis

END

END
Schedule
1

END

Northern Myotis bats are associated with boreal forests,
choosing to roost under loose bark and in the cavities of trees.
These bats hibernate from October or November to March or
April, most often in caves or abandoned mines.

The Northern Myotis is found throughout forested
areas in southern Ontario, to the north shore of Lake
Superior and occasionally as far north as Moosonee,
and west to Lake Nipigon.

Redside Dace
Clinostomus
elongatus

END

END
Schedule
1

END

In Canada, Redside Dace are found in a few
tributaries of Lake Huron, in streams flowing into
western Lake Ontario, the Holland River (which flows
into Lake Simcoe), and Irvine Creek of the Grand
River system (which flows into Lake Erie).

Tricoloured Bat
Perimyotis subflavus

END

END
Schedule
1

END

Bank Swallow
Riparia riparia

THR

THR
Schedule
1

THR

Barn Swallow
Hirundo rustica

THR

THR
Schedule
1

THR

Blanding’s Turtle
Emydoidea
blandingii

THR

THR
Schedule
1

THR

Bobolink
Dolichonyx
oryzivorus

THR

THR
Schedule
1

THR

Chimney Swift
Chaetura pelagica

THR

THR
Schedule
1

THR

The Redside Dace is found in pools and slow-moving areas of
small streams and headwaters with a gravel bottom. They are
generally found in areas with overhanging grasses and shrubs
and can leap up to 10 cm out of the water to catch insects.
During spawning, they can be found in shallow parts of
streams, which are also popular spawning areas for other
minnow species.
Tricoloured Bat inhabits a variety of forested communities and
will roost older forests and barns (or other structures). Foraging
habitats include areas over water and streams. They hibernate
in cave where they typically roost independently rather than in
groups.
Bank Swallows nest in burrows in natural and human-made
settings where there are vertical faces in silt and sand deposits.
Many nests are on banks of rivers and lakes, but they are also
found in active sand and gravel pits or former ones where the
banks remain suitable. The birds breed in colonies ranging
from several to a few thousand pairs.
Barn Swallows often live in close association with humans,
building their cup-shaped mud nests almost exclusively on
human-made structures such as open barns, under bridges and
in culverts. The species is attracted to open structures that
include ledges where they can build their nests, which are often
re-used from year to year. They prefer unpainted, rough-cut
wood, since the mud does not adhere as well to smooth
surfaces.
Blanding's Turtles live in shallow water, usually in large
wetlands and shallow lakes with lots of water plants. It is not
unusual, though, to find them hundreds of metres from the
nearest water body, especially while they are searching for a
mate or traveling to a nesting site. Blanding's Turtles hibernate
in the mud at the bottom of permanent water bodies from late
October until the end of April.
Historically, Bobolinks lived in North American tallgrass prairie
and other open meadows. With the clearing of native prairies,
Bobolinks moved to living in hayfields. Bobolinks often build
their small nests on the ground in dense grasses. Both parents
usually tend to their young, sometimes with a third Bobolink
helping.
Before European settlement Chimney Swifts mainly nested on
cave walls and in hollow trees or tree cavities in old growth
forests. Today, they are more likely to be found in and around
urban settlements where they nest and roost (rest or sleep) in
chimneys and other manmade structures. They also tend to
stay close to water as this is where the flying insects they eat
congregate.

Species

Preferred Habitat1, 2

Known Species Range1, 2

Tricoloured Bat is found in southern Ontario, where its
northern limit is in proximity to Sudbury. Due to its
rarity, their distribution is scattered.

Potentially Suitable Habitat
Present within the Subject
Property
No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.
Yes
Potentially suitable habitat is
present adjacent to the subject
property within Fletcher's
Creek.

Likelihood of Presence
-

Present
(determined present
through background
review)

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.
No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

The Barn Swallow may be found throughout southern
Ontario and can range as far north as Hudson Bay,
wherever suitable locations for nests exist.

Yes
Potentially suitable habitat may
be present within the
anthropogenic habitat on the
subject property and adjacent
lands.

Not present
(species not located
during targeted field
surveys in 2019)

The Blanding's Turtle is found in and around the Great
Lakes Basin, with isolated populations elsewhere in
the United States and Canada. In Canada, the
Blanding's Turtle is separated into the Great Lakes-St.
Lawrence population and the Nova Scotia population.
Blanding's Turtles can be found throughout southern,
central and eastern Ontario.
The Bobolink breeds across North America. In
Ontario, it is widely distributed throughout most of the
province south of the boreal forest, although it may be
found in the north where suitable habitat exists.

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

The Chimney Swift breeds in eastern North America,
possibly as far north as southern Newfoundland. In
Ontario, it is most widely distributed in the Carolinian
zone in the south and southwest of the province but
has been detected throughout most of the province
south of the 49th parallel. It winters in northwestern
South America.

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

The Bank Swallow is found all across southern
Ontario, with sparser populations scattered across
northern Ontario. The largest populations are found
along the Lake Erie and Lake Ontario shorelines, and
the Saugeen River (which flows into Lake Huron).

-
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ESA
Status

SARA
Status

COSEWIC
Status

Eastern Meadowlark
Sturnella magna

THR

THR
Schedule
1

THR

Eastern Whip-poorwill
Caprimulgus
vociferus

THR

THR
Schedule
1

THR

Eastern WoodPewee
Contopus virens

SC

SC
Schedule
1

SC

The Eastern Wood-pewee lives in the mid-canopy layer of
forest clearings and edges of deciduous and mixed forests. It is
most abundant in intermediate-age mature forest stands with
little understory vegetation.

Snapping Turtle
Chelydra serpentina

SC

SC
Schedule
1

SC

Wood Thrush
Hylocichla mustelina

SC

THR
Schedule
1

THR

Snapping Turtles spend most of their lives in water. They prefer
shallow waters so they can hide under the soft mud and leaf
litter, with only their noses exposed to the surface to breathe.
During the nesting season, from early to mid summer, females
travel overland in search of a suitable nesting site, usually
gravelly or sandy areas along streams. Snapping Turtles often
take advantage of man-made structures for nest sites, including
roads (especially gravel shoulders), dams and aggregate pits.
The Wood Thrush lives in mature deciduous and mixed
(conifer-deciduous) forests. They seek moist stands of trees
with well-developed undergrowth and tall trees for singing
perches. These birds prefer large forests but will also use
smaller stands of trees. They build their nests in living saplings,
trees or shrubs, usually in sugar maple or American beech.

Species

Glossary
EXP
END
THR
SC
MNRF
ESA
SARA
Schedule 1
Schedule 2
Schedule 3
COSEWIC

Preferred Habitat1, 2

Known Species Range1, 2

Eastern Meadowlarks breed primarily in moderately tall
grasslands, such as pastures and hayfields, but are also found
in alfalfa fields, weedy borders of croplands, roadsides,
orchards, airports, shrubby overgrown fields, or other open
areas. Small trees, shrubs or fence posts are used as elevated
song perches.
The Eastern Whip-poor-will is usually found in areas with a mix
of open and forested areas, such as savannahs, open
woodlands or openings in more mature, deciduous, coniferous
and mixed forests. It forages in these open areas and uses
forested areas for roosting (resting and sleeping) and nesting. It
lays its eggs directly on the forest floor, where its colouring
means it will easily remain undetected by visual predators.

In Ontario, the Eastern Meadowlark is primarily found
south of the Canadian Shield, but it also inhabits the
Lake Nipissing, Timiskaming and Lake of the Woods
areas.

Potentially Suitable Habitat
Present within the Subject
Property
No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

Likelihood of Presence
-

The Eastern Whip-poor-will's breeding range includes
two widely separate areas. It breeds throughout much
of eastern North America, reaching as far north as
southern Canada and also from the southwest United
States to Honduras. In Canada, the Whip-poor-will
can be found from east-central Saskatchewan to
central Nova Scotia and in Ontario they breed as far
north as the shore of Lake Superior.
The eastern wood-pewee is found across most of
southern and central Ontario, and in northern Ontario
as far north as Red Lake, Lake Nipigon and Timmins.

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

The Snapping Turtle’s range extends from Ecuador to
Canada. In Canada this turtle can be found from
Saskatchewan to Nova Scotia. It is primarily limited to
the southern part of Ontario. The Snapping Turtle’s
range is contracting.

Yes
Suitable corridor habitat may be
present adjacent to the subject
property within the habitats
associated with Fletcher's
Creek.

Moderate

The wood thrush is found all across southern Ontario.
It is also found, but less common, along the north
shore of Lake Huron, as far west as the southeastern
tip of Lake Superior. There is a very small population
near Lake of the Woods in northwestern Ontario, and
there have been scattered sightings in the mixed
forest of northern Ontario.

No
Potentially suitable habitat is
not present on the subject
property or within the adjacent
lands.

-

ESA - Extirpated - a species that no longer exists in the wild in Ontario but still occurs elsewhere.
SARA - Extirpated - a wildlife species that no longer exists in the wild in Canada but exists elsewhere in the wild.
ESA - Endangered - a species facing imminent extinction or extirpation in Ontario which is a candidate for regulation under Ontario's Endangered Species Act.
SARA - Endangered - a wildlife species that is facing imminent extirpation or extinction.
ESA - Threatened - a species that is at risk of becoming endangered in Ontario if limiting factors are not reversed.
SARA - Threatened - a wildlife species that is likely to become endangered if nothing is done to reverse the factors leading to its extirpation or extinction.
ESA - Special Concern (formerly Vulnerable) - a species with characteristics that make it sensitive to human activities or natural events.
SARA - Special Concern - a wildlife species that may become a threatened or an endangered species because of a combination of biological characteristics and identified threats.
Ontario Ministry of Natural Resources and Forestry
Endangered Species Act
Species at Risk Act (Federal)
The official list of species that are classified as extirpated, endangered, threatened, and of special concern.
Species listed in Schedule 2 are species that had been designated as endangered or threatened and have yet to be re-assessed by COSEWIC using revised criteria. Once these species have been re-assessed, they may be considered for
inclusion in Schedule 1.
Species listed in Schedule 3 are species that had been designated as special concern and have yet to be re-assessed by COSEWIC using revised criteria. Once these species have been re-assessed, they may be considered for inclusion in
Schedule 1.
Committee on the Status of Endangered Wildlife in Canada - a committee of experts that assesses and designates which wild species are in some danger of disappearing from Canada.
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