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1.

Introduction

Palmer is pleased to submit this Environmental Impact Study (EIS) for the Subject Property located 255
Dundas Street West, City of Mississauga (Figure 1). This EIS was completed as part of a draft Site Plan
application for the proposed redevelopment of the property, which will include a mixed-use development
concept, including a high rise of various storeys, with an inner courtyard and two levels of underground
parking.
The proposed development will require an official plan amendment (OPA), zoning by-law amendment (ZBA)
under the Planning Act, and as such, the City of Mississauga requires an EIS as part of that application. In
addition, a portion of the property is within the Credit Valley Conservation Authority (CVC)’s regulated area,
and a development permit will be required from the CVC, also requiring the submission of an EIS.
The Subject Property currently includes a pre-existing shopping plaza and parking lot; therefore, most of
the Site is paved or developed and lacks natural heritage features. Exceptions to this include landscape
trees and a treed area along the western property limit, associated with a channelized portion of Mary Fix
Creek. These areas of the property are within City of Mississauga Greenlands and Natural Heritage System
(linkage) areas, and the EIS must consider application of the applicable Official Plan Policies.

1.1

Project Goals and Objectives

The purpose of this study is to provide an EIS as part of a development application for the Subject Property.
The EIS includes a description and background review of the physical and ecological characteristics of the
Subject Property, their functions, significance, and sensitivity. The study includes a field survey and review
of the potential for Species at Risk (SAR) and their habitat, significant wildlife habitat, as well as the
assessment of potential impacts and mitigation for ecological features. The policies and technical
requirements of the Provincial Policy Statement (PPS), Region of Peel Official Plan (OP), City of
Mississauga OP, CVC policy, and relevant federal and provincial legislation have been reviewed.
The goals of this study are to provide the following:
a) Determine the development opportunities and environmental constraints within and adjacent to the
Subject Property.
b) Confirm that the proposed development can proceed in a manner that will not result in negative impacts
to significant ecological features and functions.
c) Demonstrate conformity to the applicable natural environment policies.
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2.

Environmental Policy

2.1

Endangered Species Act (2007)

Species designated as Endangered or Threatened by the Committee on the Status of Species at Risk in
Ontario (COSSARO) are listed as Species at Risk in Ontario (SARO). These species at risk (SAR) and
their habitats (e.g., areas essential for breeding, rearing, feeding, hibernation, and migration) are afforded
legal protection under the Endangered Species Act (ESA) (Government of Ontario, 2007).
The protection provisions for species and their habitat within the ESA apply only to those species listed as
Endangered or Threatened on the SARO list, being Ontario Regulation 230/08 of the ESA. Species listed
as Special Concern may be afforded protection through policy instruments respecting significant wildlife
habitat (e.g., the Provincial Policy Statement) as defined by the Province or other relevant authority, or
other protections contained in Official Plan policies.
There are two key protection provisions in the ESA:




Section 9 describes prohibited activities (e.g., kill, harm, harass, possess, collect, buy, and sell) for
species listed as extirpated, endangered or threatened on the SARO List.
Section 10 prohibits the damage of destruction of protected habitat of species listed as extirpated,
endangered, or threatened on the SARO List.

2.2

Migratory Birds Convention Act (1994)

The Migratory Birds Convention Act, MBCA (1994) and Migratory Birds Regulations, MBR (2014) protect
most species of migratory birds and their nests and eggs anywhere they are found in Canada. General
prohibitions under the MBCA and MBR protect migratory birds, their nests and eggs and prohibit the deposit
of harmful substances in waters / areas frequented by them. The MBR includes an additional prohibition
against incidental take, which is the inadvertent harming or destruction of birds, nests, or eggs.
Compliance with the MBCA and MBR is best achieved through a due diligence approach, which identifies
potential risk, based on a site-specific analysis in consideration of the Avoidance Guidelines and Best
Management Practices information on the Environment Canada website (Government of Canada, 2018).

2.3

Provincial Policy Statement 2020

The Provincial Policy Statement (PPS) provides direction to regional and local municipalities regarding
planning policies for the protection and management of natural heritage features and resources (Ontario
Ministry of Municipal Affairs and Housing, 2020). Section 2.1 of the PPS defines eight natural heritage
features (NHF) and adjacent lands and provides planning policies for each. Of these NHF, development is
not permitted in:





Significant Coastal Wetlands;
Significant Wetlands in Ecoregions 5E, 6E and 7E;
Fish Habitat, except in accordance with provincial and federal requirements; or
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Habitat of species designated as Endangered and Threatened, except in accordance with provincial
and federal requirements.

Additionally, unless it can be demonstrated through an EIS that there will be no negative impacts on the
natural features or their ecological functions, development and site alteration are also not permitted in:









Significant Wetlands in the Canadian Shield north of Ecoregions 5E, 6E and 7E;
Significant Woodlands in Ecoregions 6E and 7E (excluding islands in Lake Huron and the St. Mary’s
River);
Significant Valleylands in Ecoregions 6E and 7E (excluding islands in Lake Huron and the St. Mary’s
River);
Significant Wildlife Habitat;
Significant Areas of Natural and Scientific Interest;
Other Coastal Wetlands in Ecoregions 5E, 6E and 7E; and
Lands defined as Adjacent Lands to all the above natural heritage features.

Each of these NHF is afforded varying levels of protection subject to guidelines, and in some cases,
regulations. The Subject Property is located in Ecoregion 7E. While Mary Fix Creek is adjacent to the
Subject Property, no NHF are identified on NHIC Biodiversity Mapping (Map A) (Ministry of Natural
Resources and Forestry, 2020).

Map A: MNRF NHIC Biodiversity Map (property boundary in orange, woodlands shown as green
polygons).
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2.4

Region of Peel Official Plan (2018 Consolidation)

The Peel Region Official Plan natural environment policies are provided in Chapter 2 of the OP with the
stated goal to create and maintain a system of viable, well-functioning environmental features to ensure a
healthy, resilient, and self-sustaining natural environment within Peel Region (Region of Peel, 2018). The
Region is separated into the Urban System, consisting of Brampton and Mississauga, and the Rural
System, Caledon. The Greenlands System in Peel consists of Core Areas, Natural Areas and Corridors,
and Potential Natural Areas and Corridors. The System is intended to support the Region’s vision for the
protection of the environment. The components of the Greenlands System are shown on Schedule A.
The Subject Property is within the Urban System (Mississauga), and not within or adjacent to the Region’s
Greenlands System.

2.5

City of Mississauga Official Plan

The office consolidation of the City of Mississauga Official Plan has recently been updated as of November
22, 2019, which includes Ontario Municipal Board decisions and City Council approved Official Plan
Amendments. As there are still outstanding appeals, the 2003 Mississauga OP remains partially in effect.
Schedule 10 identifies the Land Uses for the City, which includes a wide range of Designations. The Subject
Property is designated as Mixed Use (purple on Map B). it is surrounded by a combination of Mixed Use,
Residential Low Density I (yellow), and Residential High Density (brown) uses. The Greenlands (light
green) and Natural Hazards (black hatching) designations are associated with Mary Fix Creek on the west
side of the property.

Map B: City of Mississauga OP Schedule 10 (Clip)
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Section 6, Value the Environment, of the OP provides the environmental policies for the City. Mary Fix
Creek, adjacent to the property is identified as part of the Urban System – Green System on Schedule 1a
(see Map C); and as a Linkage and Natural Hazard of the City’s Natural Heritage System as shown on
Schedule 3 (see Map D).

Map C: City of Mississauga OP Schedule 1a (Clip)
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Map D: City of Mississauga OP Schedule 3 (Clip)
The City’s Green System makes up about 23% of the land area of Mississauga and is comprised of the
Natural Heritage System (NHS), Urban Forest, Natural Hazard Lands, and Parks and Open Spaces. The
Official Plan, Section 6.3 states that:
6.3 Green System
Buffers
6.3.8: Buffers will be determined on a site-specific basis as part of an Environmental Impact Study or other
similar study to the satisfaction of the City and appropriate conservation authority.
Significant Woodlands
6.3.12 f: significant woodlands are those that meet one or more of the following criteria:





woodlands, excluding cultural savannahs, greater than or equal to four hectares;
woodlands, excluding cultural woodlands and cultural savannahs, greater than or equal to two
hectares and less than four hectares;
any woodland greater than 0.5 hectares that:
 supports old growth trees (greater than or equal to 100 years old);
 supports a significant linkage function as determine through an Environmental Impact Study
approved by the City in consultation with the appropriate conservation authority;
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is located within 100 meters of another Significant Natural Area supporting a significant ecological
relationship between the two features;
is located within 30 metres of a watercourse or significant wetland; or
supports significant species or communities.

Woodlands
Woodlands are defined as any area greater than 0.5 hectares that has a tree crown cover of over 60 percent
of the ground, determinable from aerial photography, or a tree crown cover of over 25 percent of the ground,
determinable from aerial photography, with specific stems per size criteria. However, Woodlands may
exclude treed communities which are dominated by invasive non-native tree or shrub species such as
[European] Buckthorn (Rhamnus Cathartica) and Norway Maple (Acer platanoides) that threaten the
ecological diversity of native communities, good forestry practices and environmental management. Such
exceptions may be considered where native tree species comprise less than 10 percent of the tree crown
cover and are represented by less than 100 stems of any size per hectare.
Natural Hazard Lands and buffers will be designated Greenlands and zoned to protect life and property.
Uses will be limited to conservation, flood and/or erosion control, essential infrastructure, and passive
recreation.
Valleylands
Significant valleylands are associated with 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.
6.3.47 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 to the City and appropriate
conservation authority.
6.3.48 Development adjacent to valleyland and watercourse features may be required to be supported by
detailed slope stability and stream erosion studies, where appropriate.
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2.6

Credit Valley Conservation Authority Policies and Regulations

The CVC regulates hazard lands including watercourses, valleylands, shorelines, and wetlands, including
lands adjacent to these features under the Conservation Authorities Act through Ontario Regulation 160/06
– Regulations of Development, Interference with Wetlands and Alterations to Shorelines and Watercourses
(Government of Ontario, 2013). The Watershed Planning and Regulation Policies (Credit Valley
Conservation Authority, 2010) present the CVC’s planning and permit review practices and technical
guidelines.
There are regulated lands on the Subject Property associated with Mary Fix Creek along the west side of
the site (Map E). The associated CVC policies, regulations and permitting will therefore apply and approvals
will be required from the agency.

Map E: CVC Regulated Area on the Subject Property
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3.

Study Approach

3.1

Background Review

Palmer has reviewed relevant background material to provide a focus to field investigations and ensure
compliance with applicable regulations and policy. Background information collection is guided by the
Natural Heritage Information Request Guide (Ministry of Natural Resources and Forestry, 2018). Current
direction from the Ministry of Natural Resources and Forestry (MNRF) and Ministry of Environment,
Conservation and Parks (MECP) is to gather natural heritage information and species occurrence records
from available sources; the Natural Heritage Information Centre (NHIC) Make-a-Map application being the
main source of information and records from the Ministry itself (Ministry of Natural Resources and Forestry,
2020). Information gathered is recommended to be balanced and supplemented by professional ecological
review of potential habitats and characteristics of a project site.
Background review included the collection and review of relevant mapping and reports, including
regulations and policies, Official Plans, and zoning by-laws; and the NHIC Make-a-Map application for
species occurrences and designated area mapping. In addition to these, the following data sources were
reviewed for the project:







Land Information Ontario (LIO): certain data types including aquatic resource area (ARA) information
is available through these publicly available data layers (Government of Ontario, 2020).
Conservation Authorities: CVC collects and maintains natural heritage mapping and data, and
publish reports, that all provide regional and often site-specific ecological context.
Fisheries and Oceans Canada (DFO): The DFO maintains mapping of aquatic species at risk (SAR)
habitats, including the critical habitat, occupied, and contributing habitat ranges of SAR and Special
Concern species (Fisheries and Oceans Canada, 2020).
Aerial Photography, including historical photos: Available on-line mapping sources were reviewed
to identify current potential habitat types, biogeography, and terrain. Historical photos were reviewed
to identify past land uses (University of Toronto, 2020).

Following the Information Request Guide, MECP advice and direction should be solicited once potential
Species at Risk (SAR) requirements associated with the Endangered Species Act are identified via field
investigation and analysis.

3.2

Agency Consultation

As part of the natural environment review and assessment, agency consultation has been on-going and
has included the following:



Pre-consultation Meeting and Feature Staking. A pre-consultation meeting was conducted with the
CVC and the City on February 19, 2020 to discuss the project area and stake the natural feature limits
(e.g., Top of Slope, Dripline, Floodline). The proposed EIS Terms of Reference for the project were
also discussed during this visit, in relation to the observed natural features and proposed limits. The
top of Bank and dripline along Mary Fix Creek were delineated and surveyed with representatives of
Palmer and the proponent present.
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Terms of Reference. Based on the discussions completed during the pre-consultation meeting, a
Terms of Reference for the EIS were development and accepted by the CVC on February 27, 2020
and by the City on March 17, 2020 (Appendix A).
Review Comments. Agency review comments from the first submission have been incorporated into
this updated EIS.

3.3

Ecological Surveys

3.3.1

Field Investigations

Palmer ecologists visited the Subject Property for a reconnaissance review on February 19, 2020, which
included the feature staking with the CVC (Figure 2). More detailed field investigations completed on April
1, 2020. Survey methods are described below.

3.3.2

Vegetation and Flora

Vegetation communities were mapped and described following the Ecological Land Classification (ELC)
System for Southern Ontario (Lee, et al., 1998) and 2008 update tables. Vegetation community boundaries
were delineated on field maps through the interpretation of recent aerial photographs and refined in the
field. Information collected during ELC surveys includes dominant species cover, community structure, as
well as level of disturbance, presence of indicator species, and other notable features (Appendix B).
Botanical surveys were completed by traversing the site and recording species observed in each vegetation
community during the spring season. Local plant rarity status for Mississauga is based on CVC/Peel
species ranks (Credit Valley Conservation Authority, 2002). Provincial plant status was based on the
Provincially Rare Flora of Ontario (Oldham & Brinker, 2009) and the Natural Heritage Information Centre
(Ministry of Natural Resources and Forestry, 2020). Searches for Butternut (Endangered) were completed
during the field surveys.
The field survey was completed on April 1, 2020. This is typically early for flora surveys, as many species
do not start developing until warmer periods (mid-May). However, in 2020 “leaf out” had already
commenced, and the dominant species were evident both by new growth and standing dead vegetation
(e.g., European Reed). As the development limits are contained within hard surfaces and landscaping, a
general assessment of dominant species provides sufficient assessment of direct impacts. The Mary Creek
corridor will not be directly impacted, and a general understanding of the dominant species can be used to
guide mitigation for the project, including target ecosystems.

3.3.3

Wildlife

Incidental observations of wildlife were made during the field investigation. Palmer ecologists assessed the
Subject Property and adjacent lands, noting any evidence of wildlife or sensitive habitat features (e.g.,
potential amphibian breeding habitat, stick nests) as well as gaining a general characterization of available
habitat. A habitat suitability assessment for SWH characteristics was conducted as part of the field
information gathering efforts to determine whether SWH is present, potentially present, or absent within or
adjacent to the Subject Property.
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3.3.4

Fisheries and Aquatic Habitat

Provincial Aquatic Resource Area (ARA) data and the Fisheries and Oceans Canada (DFO) mapping for
Mary Fix Creek was reviewed as part of background review (Government of Ontario, 2020; Fisheries and
Oceans Canada, 2020). The DFO mapping of Mary Fix Creek adjacent to the Subject Property indicates
that there are no recorded SAR species or critical habitats within this reach of the watercourse. The field
visit and available data was used to describe the form and function of Mary Fix Creek existing habitat,
including creek width, depth, substrate, pools, riffles, number of weirs, fish community, and upstream and
downstream habitat.

3.3.5

Species at Risk

Prior to field work, existing SAR records were queried via the NHIC database and professional experience
of potential habitats seen on current air photos. During field studies, habitat opportunities for SAR on and
adjacent to the Subject Property were then assessed by comparing habitat preferences of species deemed
to have potential to occur to current site conditions. The species noted during the NHIC search and others
known through professional experience to have potential to occur in urban environments were assessed
by comparing habitat preferences of species deemed to have potential to occur against current site
conditions.
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4.

Existing Conditions

4.1

Vegetation and Flora

4.1.1

Vegetation Communities

Two (2) ecological land classification types occur within the general study area, including business sector
lands and a constructed riparian area
Business Sector – CVC_1
Currently, the Subject Property is largely a small retail development and associated parking lot. The fringes
of the area are manicured landscaping. Landscaping in the Subject Property was primarily American
Basswood (Tilia americana), Austrian Pine (Pinus nigra), and a cultivar of Honey Locust (Gleditsia
triacanthos). Occasional Austrian Pine (Pinus nigra) are found along the Mary Fix Creek property line and
adjacent to the north parking lot entrance. Most fringe areas are lawned; however, the areas fronting
Dundas Street include a Canada Yew (Taxus canadensis) shrubbery around the Basswoods that line the
property.
At Mary Fix Creek, a diamond chain-link fence marks the Top of Bank, and a retaining wall runs along a
portion of this side and also the northwest side.
Constructed Riparian
Field studies within the Mary Fix Creek corridor demonstrated that the reach adjacent to the Subject
Property is a completely artificial channel, with the bed and banks completely hardened by riprap and
armour stone (Photo 1). Water is controlled via a series of constructed cascades/weirs. The current
vegetation community has developed over this base and the species composition is reflective of urban
conditions within the Greater Toronto Area (GTA).
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Photo 1: Mary Fix Creek looking downstream (Subject Property fenceline on left). Note the rip
rap/armour stone banks and in-channel. Dundas Street can be seen in the distance.
The thin band of trees on the channel sides are sparse, but primarily White Willow (Salix alba) with only
about 5% canopy-layer cover, with an understory dominated by Norway Maple (Acer platanoides) and Ash
(Fraxinus sp.), the Ash largely dead or dying due to the Emerald Ash Borer (EAB) infestation within Ontario.
A large Shagbark Hickory (Carya ovata) is notable along the fenceline of the Subject Property. The shrub
layer is primarily a mix of exotic and invasive species including Siberian Pea Shrub/Caragana (Caragana
arborescens), European Euonymus (Euonymus europaeus) and European Buckthorn (Rhamnus
cathartica). The ground cover is also sparse, though Canada Germander (Teucrium canadense) and Garlic
Mustard (Allium petiolata) (an invasive species) were frequently observed. An area of slight ponding before
the Dundas Street culvert was infested by European Reed (Phragmites australis ssp. australis), another
invasive species common to the GTA.
The area is also highly influenced by human activity. There is abundant garbage on the channel sides and
hardened soil pathways show evidence of frequent human movement.
The presence of White Willow may lean a classification towards a "FOD7-3 Fresh - Moist Willow Lowland
Deciduous Forest" type which may develop over time (Lee, et al., 1998). However, while this type is noted
to be "often resulting from cultural influences... or disturbances", Palmer feels that even this is inaccurate
for this thin band of trees. Invasive/non-native species presence and human disturbance are the defining
expressions in this location and limited naturalization has occurred.
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4.1.2

Flora

A total of 34 species of vascular plants were recorded within and adjacent to the Subject Property, including
13 (38%) native species, 17 (50%) which are non-native to Ontario, and four species were identified to the
genus only due to the limited representation of key characteristics (Appendix C). The recorded presence
of non-native species is indicative of past disturbance in the Study Area, typical of developed areas in the
GTA (Morton & Venn, 1984). Oldham et al. (1995) indicate that in southern Ontario plant communities,
non-native flora presence averages between 20 and 30%.
No listed SAR or provincially rare vegetation species were observed (Varga, et al., 2000; Ministry of Natural
Resources and Forestry, 2020). Honey Locust (Gleditsia triacanthos) is ranked as S2?; however, the
observed individuals were a thornless cultivar of this species, commonly planted in the GTA. Locally,
Common Bedstraw is considered “rare” in Plants of the Credit River Watershed (Credit Valley Conservation
Authority, 2002); however, this species is provincially and globally secure. This species was observed in
the Mary Fix corridor, not in the Subject Property.

4.2

Wildlife

The overall area is urban/commercial and wildlife habitat opportunities are generally limited within the
Subject Property and adjacent areas, given the small area and the surrounding land uses; however, the
Mary Fix Creek channel may provide marginal habitat opportunities. Wildlife expected to be present
primarily consist of common, generalist and urban-adapted species such as Raccoon (Procyon lotor),
Skunk (Mephitis mephitis), and Grey Squirrel (Sciurus carolinensis).
Grey Squirrel activity was observed within the channel area during the April ecological survey. While formal
breeding bird surveys were not completed, American Robin (Turdus migratorius), Pigeons (Columbidae
sp.) and Gulls were observed in the general area. An unidentified songbird was observed nesting in a
lamp-standard within the parking lot. A Turkey Vulture (Cathartes aura) was also observed flying over the
Mary Fix Creek stormwater management pond, to the west of the Subject Property.

4.3

Fisheries and Aquatic Habitat

The Mary Fix Creek corridor exists along the western boundary of the Subject Property. From background
review of the larger Mary Fix Creek system, the watercourse originates from an existing stormwater
management pond/facility to the northwest of the Subject Property. From there, the watercourse traverses
an urban landscape across Dundas Street, then is directed through underground piping between Argyle
Road and Privet Crescent and eventually re-emerges as surface drainage south of Paisley Boulevard West.
Mary Fix Creek, at its current downstream extent, drains into the Credit River, 1 km upstream of Lake
Ontario (Credit Valley Conservation Authority, 2014).
The segment of Mary Fix Creek adjacent to the Subject Property is highly altered through man-made
processes including channel straightening, channel bank hardening, and the placement of in-stream
aggregate materials including rip-rap stone and large armour stone. The various placement of these stone
materials has resulted in the creation of a series of isolated pools and short channel runs, with little to no
connection during periods of low flow. During spring conditions when water levels are higher, two small
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cascades 0.3 - 0.4 m tall are observable next to the Subject Property and likely restrict fish passage between
upstream and downstream aquatic habitats of Mary Fix Creek. Additional cascades are seen upstream of
the Subject Property. The pool area immediately adjacent to the Subject Property is wide (approximately
8.5 m wetted width) and contains some aquatic vegetation, but is dominantly invasive European Reed. The
existing canopy is composed primarily of young and mature trees that provide some shading, and ultimately
some localized cooling to the channel area during summer months. From site reconnaissance, channel
substrates appeared to be predominantly comprised of larger rip rap stone, with some interspersed cobble
and other rock fragments.
The MNRF Aquatic Resource Assessment (ARA) data identifies Mary Fix Creek as a warmwater system,
which supports a fish community that is composed of species that are tolerant to elevated levels of turbidity,
pollution, and water temperature (Government of Ontario, 2020). This aligns with the recorded fish
community, as only Brown Bullhead (Ameiurus nebulosus) and Goldfish (Carassius auratus) have been
recorded in this segment of Mary Fix Creek and the Mississauga Stormwater Pond to the north
(Government of Ontario, 2020). While goldfish are an invasive species, Brown Bullhead are tolerant of
pollution, low dissolved oxygen (0.2 mg/L), high water temperatures (36°C), and moderately tolerant of
turbidity (Eakins, 2022). The DFO mapping of Mary Fix Creek adjacent to the Subject Property indicates
that there are no recorded SAR species or critical habitats within this reach of the watercourse (Fisheries
and Oceans Canada, 2020).
With the appropriate mitigation and setbacks to be implemented for the proposed redevelopment, there are
no significant implications for fish and aquatic habitat.
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5.

Assessment of Significance

For the Subject Property, the potential significance of the property and adjacent Mary Fix Creek corridor,
potential Habitat for Endangered and Threatened species (Species at Risk), Significant Woodlands,
Valleylands, Fish and Fish Habitat, and Significant Wildlife Habitat (SWH) are evaluated in relation to the
project in the following sections. The Subject Property does not hold or have the potential to hold other
NHF types (e.g., Provincially Significant Wetlands) and these are not further assessed in this report.

5.1

Species at Risk

5.1.1

Species at Risk Screening and Results

Prior to Site visits, the Subject Property was screened for potential SAR habitat opportunities through
background review and professional experience. While no species were identified through the MRNF Mapa-Map application (Ministry of Natural Resources and Forestry, 2020), professional experience dictates that
Butternut (Juglans cinerea) should be screened for in Southern Ontario, and that larger trees may present
roosting opportunities for SAR bat species. Habitat opportunities for SAR on the property were assessed
by comparing habitat preferences of species deemed to have potential to occur against current site
conditions (Table 1).

Table 1: Species at Risk Habitat Screening
Species

Habitat Requirement Overview

Source

Habitat Suitability

Butternut (Juglans

In Ontario, Butternut usually grows alone or in small Professional

Absent – Species

cinerea)

groups in deciduous forests. It prefers moist, well-

Experience

was not observed

Eastern Small-footed Maternity Roosts: primarily under loose rocks on

Professional

Limited – trees on

Bat (Myotis leibii)

exposed rock outcrops, crevices, and cliffs, and

Experience

and adjacent to

(Endangered)

occasionally in buildings, under bridges and

Subject Property are

highway overpasses and under tree bark (MNRF,

>25 cm DBH and

2019a).

may present

drained soil and is often found along streams. It is
also found on well-drained gravel sites and rarely on
dry rocky soil.

opportunities for
roosting.
Little Brown Myotis

Maternal Roosts: Often associated with buildings

Professional

Limited – trees on

(Myotis lucifugus)

(attics, barns etc.). Occasionally found in trees (25-

Experience

and adjacent to

(Endangered)

44 cm in diameter at breast height [DBH]) (MNRF,

Subject Property are

2019b).

>25 cm DBH and
may present
opportunities for
roosting.

Northern Myotis

Maternity Roosts: Often associated with cavities of

Professional

Limited – trees on

(Myotis

large diameter trees (25-44 cm DBH). Occasionally

Experience

and adjacent to
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Species

Habitat Requirement Overview

Source

Habitat Suitability

septentrionalis)

found in structures (attics, barns etc.) (MNRF,

Subject Property are

(Endangered)

2019c).

>25 cm DBH and
may present
opportunities for
roosting.

The Subject Property and Mary Fix Creek corridor were screened for Butternut trees as a matter of due
diligence. None were observed and there are no implications for this SAR species from the proposed
development.
Based on available background information and the field surveys, the Subject Property was screened for
the potential to host suitable SAR habitat. No SAR or any evidence of their presence (e.g., nests or roosts)
were observed during the field surveys on the Subject Property. Species-specific surveys were not
conducted for SAR bats; however, the Subject Property and Mary Fix Creek corridor do contain sufficiently
large trees that may provide suitable habitat.

5.1.2

Species at Risk Habitat Significance

5.1.2.1

Endangered Bats

The trees within the Subject Property provide a limited potential to provide maternity roosting habitat for
Endangered bats (OMNRF, 2017). While many trees are large enough to support roosts (approx. 25 cm
Diameter at Breast Height - DBH), few showed any obvious peeling bark, cavities, cracks, and knot holes.
Trees with the greatest potential are perhaps the White Willows located along the Mary Fix Creek corridor.
To mitigate for encounters with bats, tree removals should avoid roosting timing windows (Section 7.0).

5.2

Significant Woodlands

The reach of Mary Fix Creek is treed and is approximately 0.5 ha in size before opening at the Mary Fix
Creek stormwater management pond to the northwest and is within 30 m of a watercourse. These criteria
would potentially designate the area as a Significant Woodland under the City of Mississauga Official Plan
(See Section 2.5). However, the area was evaluated using the Official Plan definitions of woodlands. The
main canopy provides 5% cover of White Willow, a non-native species (Appendices A and B). The
subcanopy provides only 25% cover, mainly of Norway Maple (another non-native species) and dead and
dying ash, due to EAB. Native tree species comprise less than 10% of the tree crown cover. Therefore, the
area is dominated by non-native species and does not match the crown cover of the official plan definition.
The area is dominated by invasive non-native tree or shrub species including Norway Maple, European
Buckthorn, Siberian Pea Shrub and European Euonymus. This entrenched dominance severely limits
pioneer opportunities for native species and ecosystem succession and provides a locus for the spread of
these species to the greater area. As such, the reach of Mary Fix Creek may threaten the ecological
diversity of native communities, good forestry practices and environmental management.
Therefore, as this reach of Mary Fix Creek only marginally meets the definitions and presents significant
issues to native communities, this area is not considered to be a Significant Woodland for the purposes of
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this report. However, to ensure protection of the existing tree line, the dripline and Tree Protection Zones
(TPZ) determined for individual trees along Mary Fix Creek have been mapped on Figure 3.

5.3

Valleylands

Significant Valleylands are determined in municipal policy as per the PPS. The Mary Fix Creek corridor
may be considered a Significant Valleyland as per the definitions of the City of Mississauga, being a tributary
of the Credit River and an identified Natural Hazard area (Section 2.5). While significance is undetermined
in the Mississauga Official Plan, the Mary Fix Creek corridor is treated as such for this report, and the
LTSTOS must be protected as per City of Mississauga and CVC policy. Setback to the LTSTOS as per
CVC policies have been applied to the proposed redevelopment.

5.4

Fish and Fish Habitat

As a Natural Heritage System “Linkage” area, the Mary Fix Creek corridor is considered to contain Fish
and/or Fish Habitat. However, review of ARA data indicates that only Brown Bullhead (Ameiurus
nebulosus) and Goldfish (Carassius auratus) have been recorded in this segment of Mary Fix Creek and
the Mississauga Stormwater Pond to the north (Government of Ontario, 2020). The DFO mapping of Mary
Fix Creek adjacent to the Subject Property indicates that there are no recorded SAR species or critical
habitats within this reach of the watercourse.
There are limited potential impacts from the redevelopment within or adjacent to Mary Fix Creek. Potential
impacts to the watercourse will be mitigated by sediment control measures, and appropriate setbacks,
namely the setback to the Long Term Stable Top of Slope. This setback also provides a 15 m setback from
the standard channel width, as appropriate for warmwater streams where recorded fish have a low
sensitivity to urban stresses (Ontario Ministry of Natural Resources, 2010).

5.5

Significant Wildlife Habitat

Significant Wildlife Habitat (SWH) is considered a significant feature in Provincial, Regional, and Municipal
(City of Mississauga) policies. SWH types are defined by the MNRF in the Significant Wildlife Habitat
Technical Guide (Ontario Ministry of Natural Resources, 2000) and include the following broad categories:






seasonal concentration areas;
rare vegetation communities or specialised habitats for wildlife;
habitats of species of conservation concern, excluding the habitats of endangered and threatened
species; and
animal movement corridors.

Criteria for the identification of these features are provided in the Significant Wildlife Habitat Criteria
Schedules for Ecoregion 7E (Ontario Ministry of Natural Resources and Forestry, 2015). These criteria
were used to screen wildlife habitat within the Subject Property for potential SWH.
The Subject Property does not hold the potential to contain SWH habitat types.
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6.

Proposed Development Plan

The proposed redevelopment project will include a mixed-use development concept, including a high rise
of various storeys, with an inner courtyard and two levels of underground parking (Figure 3). Being roughly
“L” shaped, the structure along the southwest side will be towers of four, eight, 12 and 14 stories. The main
building along Dundas Street is to be a combination of 12, 10 and eight stories, with tiers at six stories. A
final four-story tier is located along Parkerhill Road. An inner courtyard will be accessed from Parkerhill
Road, with an additional pedestrian walkway from Dundas Street. An outdoor amenity space and
landscaping is proposed between the four and eight story towers and the existing residential homes on
Parkerhill Road.
The LTSTOS and dripline associated with the Mary Fix Creek Corridor have been identified and setback.
This setback area has been proposed as a natural feature restoration area. The restoration area will serve
to naturalize, enhance, and extend the buffers to the Mary Fix channel. The existing storm outfall within the
parking lot is in poor condition and is therefore proposed for removal and replacement. Replacement will
include a new concrete headwall and dry swale area, which will improve drainage by reducing the runoff
rate and improving quality of the runoff compared to the existing conditions.
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7.

Impact Assessment and Mitigation

Due to designed avoidance of the CVC Regulated Area, including setbacks from Long Term Stable Top of
Slope and dripline, there are limited potential impacts to the Mary Fix Creek Corridor and the natural
features and functions that it may contain. The proposed redevelopment includes the demolition of the
existing development, which will require the removal several mature trees that may provide bird or bat
habitat opportunities. However, no trees are proposed to be removed within the defined limits of the existing
NHS, including the White Willows that provide the greatest habitat opportunities. As such, only landscaped
tableland trees are a concern regarding the disturbance of potential SAR bat habitat.
Development of the property, including restoration of the current parking lot to a natural area buffer zone
may create temporary erosion and sedimentation concerns for the Mary Fix Creek area. This could include
alterations to total suspended solids (TSS) and temperatures of spillwaters that may enter the area.
Currently, there is a stormwater outfall feature in poor condition found within the parking lot adjacent to
Mary Fix Creek. This structure will be upgraded and attached to a naturalized dry swale feature within the
setback areas (Figure 3). In addition, runoff during construction must be controlled, and an excavated
sediment trap is proposed for this purpose. As these developments will disturb soils near the creek area, a
complete Erosion and Sediment Control (ESC) plan has been created for the project.
Common Bedstraw is secure provincially yet considered locally “rare” in Plants of the Credit River
Watershed (Credit Valley Conservation Authority, 2002). This species was observed in the Mary Fix corridor
and is not expected to be directly impacted. The planned implementation of an NHS setback (Section 7.4)
will provide protection and additional potential habitat for this species.
The proposed redevelopment contains multi-level buildings which will create shade, reducing the amount
of sunlight available to the proposed restoration area.

7.1

General Mitigation

The following general mitigation and enhancement measures are recommended for the proposed
development:








Vegetation within the Mary Fix Creek corridor should remain in its current state, with the restoration
area / setbacks providing a naturalized buffer between the corridor and the redevelopment.
An Erosion and Sediment Control (ESC) Plan in accordance with CVC standards has been developed
and will be implemented prior to site clearing activities (see ESC plan as a separate cover). ESC fencing
is to run along the property line at the existing vegetated strip of the property adjacent to the Mary Fix
Creek corridor.
ESC fencing is to include a double-row sediment fence with strawbales and enhanced by a Filter Sock
emergency check dam adjacent to the temporary sediment trap. This fencing should be integrated with
tree protection fencing along this portion of the property to protect the Tree Protection Zones (TPZ) as
per Figure 3 and the Arborist Report/Tree Protection Plan for the Project (Palmer, 2022).
ESC fencing should be regularly maintained during construction and only be removed once all
construction activities have been completed. The temporary sediment trap to be incorporated into ESC
plan design should be designed and monitored to ensure that release waters are within acceptable
parameters, including TSS and temperature.
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To protect the existing trees that will remain along the Mary Fix corridor, tree protection fencing is to be
used to establish appropriate tree protection zones (TPZ) as per Figure 3 and the Arborist Report/Tree
Protection Plan for the Project (Palmer, 2022).
Note, the tree protection fencing location outlined in Figure 3 should be adequate for the removal of
existing hard surfaces and restoration of site soils. It is recognized that slight adjustments would need
to be made for the installation of the excavated sediment trap and the construction of the dry swale. In
these phases and exact locations, fencing should be adjusted to a maximum limit of the property line,
only as needed. Refer to the phasing plan in the Landscape Plan (separate cover).
To avoid potential conflicts with bird and bat species and to comply with the Migratory Birds Convention
Act and/or the Endangered Species Act, any future tree clearing or grubbing activities avoid the period
of April 1 to October 31. This period encompasses both breeding bird activity (generally late April to
late August) and bat spring roosting activity through fall swarming and migration (Ministry of
Environment, Conservation and Parks, May 13, 2021).
Due to the identified presence of nesting songbirds within the parking area, the same timing restriction
windows for breeding birds (April 1 to August 31) should be applied to the removal of lighting standards
and other demolition activities.
 However, development timing may require clearing or demolition within that window. Should this
prove to be the case, it is recommended that a qualified biologist complete an active nest search
(“nest sweep”) of the trees (and structures) proposed for removal, to ensure that there are no
conflicts with the MBCA. This survey should be completed no earlier that 48 hours prior to planned
clearing activities. If activity is detected, clearing activities should be delayed until it can be
determined that the birds have fledged and left the nest.

7.2

Outfall and Swale Design

The existing storm outfall within the parking lot is in poor condition and is therefore proposed for removal
and replacement. This will include a new concrete headwall to replace the existing gabion basket headwall,
new concrete pipe, and new rip-rap spillway. Designs are provided as a separate cover. The new storm
infrastructure will be less likely to fail and require less maintenance, if any, compared to the existing outfall.
Furthermore, the storm system will be equipped with stormwater quality and quantity controls located within
the site (oil/grit separator and flow regulator). These measures will improve drainage by reducing the runoff
rate and improving quality of the runoff compared to the existing conditions.
The dry swale has been designed to ensure that spillwaters remain within the 10 m buffer area. The dry
swale will be restored and vegetated (Section 7.5). Overall, the vegetated swale will enhance the buffering
functions of the area, which is currently managed by an outlet drain in a paved parking lot. Vegetating the
swale is expected to enhance infiltration and sediment uptake over the current paved conditions. Also, the
swale is expected to create microtopography variation, creating a slight diversity to the restoration area
over time.

7.3

Construction Sediment Trap

The ESC plan for the proposed development (provided as a separate cover) will ensure that siltation of
spillwaters remain within acceptable parameters. The ESC mitigation should be installed and maintained
for the duration of the project, until restoration vegetation has established. During construction, runoff from
the project will be collected in an excavated sediment trap, and waters pumped into a multi-baffled settling
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tank, which will control the temperature and sediment within waters released to the storm water system
(see ESC plan). Mary Fix Creek will be guarded by a double row sediment fence with strawbales, which is
to be enhanced by a Filter Sock emergency check dam adjacent to the sediment trap.

7.4

Setbacks and Buffers

The proposed redevelopment has been situated outside a 10 m setback to the Long Term Stable Top of
Slope for the Mary Fix Creek corridor as per CVC policy (Figure 3). The 10 m LTSTOS setback also
ensures that the dripline has been adequately buffered. Figure 3 shows that the tree protection zones
(TPZ) required for the protection of these trees has been more than accounted for by the recommended
setback. The entirety of the available setback area has been designated as a restoration area, which will
further buffer the dripline from potential disturbances.
As the Mary Fix Creek corridor cannot be designated as a Significant Woodland due to size and invasive
species complications that may threaten the ecological diversity of native communities, the proposed
setback is considered appropriate to protect the LTSTOS and natural features; the emphasis on restoration
of the setback area (Section 7.5) will look to provide an enhanced native species diversity that will promote
the ecological health of the corridor.
This setback also provides a 15 m setback from the standard channel width, as appropriate for warmwater
streams where recorded fish have a low sensitivity to urban stresses (Figure 3) (Ontario Ministry of Natural
Resources, 2010). The restoration and enhancement plan provides a naturalized buffer adjacent to the
channel that will greatly increase the water quality infiltrating into the creek.

7.5

Restoration and Enhancement

The setbacks for the LTSTOS and dripline of the Mary Fix Creek corridor area is to be restored and
enhanced (Figure 3). To achieve this, the following restoration plan is proposed to be developed and
implemented in collaboration with the landscape plan for the development (separate cover). Restoration
of the setbacks will serve to provide enhanced native species diversity and wildlife habitat opportunities,
opportunities for native species to seed the current corridor, provide erosion and flooding hazard mitigation,
and natural flood attenuation and water quality improvements by providing additional infiltration capabilities.
Additional flood control measures for the proposed redevelopment are discussed in the Stormwater
Management Plan for the project, provided as a separate cover (Urban Works, 2022). This includes a dry
swale and storm outlet within the restoration area.
Considering the adjacent Mary Fix corridor, trees within and adjacent to the property, and the placement of
the restoration area on the overall landscape, a target ecosystem of a FOD5-6 – Dry-Fresh Sugar MapleBasswood Deciduous Forest is recommended (Lee, et al., 1998). This ecosystem is found on upper to
middle slopes or tablelands and is comprised of species that generally establish well in southern Ontario.
At the south end, it is recommended that the existing chain-link fence over Mary Fix Creek be maintained
and extended to the building along Dundas Street to limit encroachments into the corridor and restoration
area (Figure 3). The existing fence along the west property limit should be removed once the restoration
area has established.
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7.5.1

Grading and Seeding

Minor grading within the restoration area/setbacks is required to remove the existing hard surfaces such as
concrete and curb structures, and to construct the redevelopment components. A dry swale and flood
control measures (the upgraded outlet) will be implemented in the restoration area, but generally outside
the driplines and TPZ of the trees to remain on-site (Urban Works, 2022). A phasing plan for the removal
of existing surfaces and restoration of soils in the setbacks is provided as part of the Landscape Plan
(presented as a separate cover).
The setbacks are to be deemed a “Soil Protection Area”, as per the CVC Healthy Soils Guideline (Credit
Vally Conservation Authority, 2017). After stripping of hard surfaces, an on-site soil survey should be
completed as per the Guideline. A minimum of five samples should be completed to determine the level of
compaction, organic matter content, pH, and depth of the underlying soils. The soils survey should be used
to determine if the existing soils should be amended or needs to be stripped and healthy soils imported
(Credit Vally Conservation Authority, 2017). The plan for soil amendment or replacement/importation is to
follow the Guideline.
During soil amendment or replacement, to protect existing tree roots of trees to remain along the Mary Fix
Creek corridor, the underlying soils should be aerated and fractured using a low pressure airspade or
similar. Soils should be graded to match existing grades post-removal, though a minimum depth of 300
mm is recommended.
Subsequently, the restoration/setback area should be seeded with native herbaceous species at a rate of
22-25 kg/ha. It is recommended that CVC 7 - Upland Native Meadow Mix be used (Credit Valley
Conservation Authority, 2014), which contains:














Black Eyed Susan (Rudbeckia hirta) – 10%
Blue Wood (Heart Leaved Aster) (Aster cordifolius) – 1%
Canada Anemone (Anemone canadensis) – 1%
Canada Goldenrod (Solidago canadensis) – 2%
Common Milkweed (Asclepias syriaca) – 2%
Evening Primrose (Oenethera biennis) – 25%
Grass Leaved Goldenrod (Euthamia graminifolia) – 1%
Meadow/Open Field Sedge (Carex granularis) – 15%
New England Aster (Aster novae-angliae) – 1%
Riverbank Wild Rye (Elymus riparius) – 40%
Virgins Bower (Clematis virginiana) – 1%
Wild Bergamot (Monarda fistulosa) – 1%

To assist in the establishment, a nurse crop of Common Oats (Avena sativa) or Buckwheat (Fagopyrum
esculentu) should also be seeded at a rate of 22-25 kg/ha.

7.5.2

Tree Planting

After the establishment of a ground cover seed bank (Section 7.5.1), trees and shrubs are recommended
to be planted as part of the restoration of the natural feature/hazard setback adjacent to the Mary Fix Creek
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channel. The CVC have requested that the Forestry Act density of 1,200 trees/hectare and 10,000
shrubs/hectare be used to guide restoration (trees of any size density). The restoration area is
approximately 10 m x 130 m (0.13 ha). Of this, the dry swale is approximately 0.01 ha and will be
constructed of 30 cm of topsoil over 70 m of clear stone (see Site Plan drawings). Grading for the swale
comprises another 0.02 ha. As such, tree/shrub planting is not recommended over the swale as the clear
stone may limit root growth, and the grading is suggested to be limited to shrubs. Therefore, the natural
feature/hazard setback is estimated to be able to accommodate 120 trees and 1,100 shrubs (Table 2); the
planting limitations of the swale area should serve to provide a localized microtopography, diversity and
strata to the planting plan.
Other areas of the Subject Property may also be available for naturalization plantings, including the north
and northeast borders.
The Arborist Report for the proposed redevelopment (provided as a separate cover) recommends that 46
trees be planted to compensate/replace those removed to accommodate development; here, it is seen that
almost three times that amount are proposed to complete the enhancement of the restoration area. It is
assumed that additional landscape trees may also be provided per the landscape plan for the proposed
development.
Considering the FOD5-6 – Dry-Fresh Sugar Maple-Basswood Deciduous Forest target ecosystem, the tree
species suggested have been considered as they are tolerant of partial shade conditions adjacent to the
proposed high-rise, and tolerant of tableland drainage conditions adjacent to the Mary Fix Creek channel.
Note that Sugar Maple (Acer saccharum) generally needs the most sun of these species and are
recommended to be focused along the south and west sides of the restoration area. While other species
can be considered, only native trees are to be selected to increase the quality and character of the overall
natural system. Selecting Ash species should be avoided due to the advance of Emerald Ash Borer (EAB)
in Ontario.

Table 2: Proposed Restoration and Compensation Trees and Shrubs
Species

Quantity

Recommended Size

Sugar Maple (Acer saccharum)

40

2 to 4 gallon pots

American Basswood (Tilia americana)

38

2 to 4 gallon pots

Ironwood (Ostrya virginiana)

8

2 to 4 gallon pots

Blue Beech (Carpinus caroliniana)

7

2 to 4 gallon pots

Red Maple (Acer rubrum)

15

2 to 4 gallon pots

Eastern Hemlock (Tsuga canadensis)

12

100 cm tall

Alternate-leaved Dogwood (Cornus alternifolia)

280

Bareroot or 2 gallon pots

North American Red Raspberry (Rubus idaeus ssp. strigosus)

250

Bareroot or 2 gallon pots

Red Elderberry (Sambucus racemosa)

250

Bareroot or 2 gallon pots

Red-osier Dogwood (Cornus sericea)

160

Bareroot or 2 gallon pots

Chokecherry (Prunus virginiana)

160

Bareroot or 2 gallon pots

Tree Species

Shrub Species
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7.5.3

Restoration Monitoring

A two-year monitoring term is recommended for this Planting Plan. Monitoring efforts should consist of the
documentation and inspection of plantings in the first year, followed by an assessment of survivorship in
the fall of the second year. The inspection of plantings in the first year will document the species and
numbers of trees and shrubs that have been installed, including photographic records. Recommendations
should be provided as required, such as the need for managing competing vegetation.
Some tree and other vegetation mortality is to be expected. Tree density and survival should be
documented in the second year and additional trees should be planted if required. It is recommended that
if there is less than 80% survival of tree plantings by the fall of the second year, supplemental plantings will
be required.
A monitoring summary report should be completed at the end of the second year. The goal of the annual
report is to document the status of the plantings and results of the restoration efforts.

7.6

Building Shadow

The proposed redevelopment contains multi-level buildings which will create shade, reducing the amount
of sunlight available to the restoration area. Over time, this could create cumulative effects that alter the
quality of the restoration area or have the potential to be detrimental to its integrity.
There is a risk that the final build could convey some shade on to the restoration area, particularly in the
morning during the summer months considering the above. The shade study for the project shows that
shade on the woodland is limited to before 10:00 am in June, extending to longer sunny periods by
September (R. Bouwmeester & Associates, 2022). This shows that the restoration area will have sun
through late morning to evening in the growing periods. As the species selected for restoration are adapted
to partial shade conditions (Section 7.5.2), building shading is considered a minimal risk to the integrity of
the restoration area.
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8.

Policy Conformity

With the implementation of the aforementioned mitigation, there are no predicted negative impacts to
ecological features or their functions. The following demonstrates the conformity of the redevelopment
project to the relevant policies and plans.
CVC Watershed Planning and Regulation Policies
The Subject Property lies within the CVC Regulated Area along the Mary Fix Creek Corridor. The CVC
Watershed Planning and Regulation Policies require a 10 m setback from erosion hazards, as set by the
LTSTOS for this project (Credit Valley Conservation Authority, 2010). This area has also been proposed
to be restored with native, self-sustaining vegetation. The CVC Plan Input and Plan Review policies state
that a 10 m setback is required from Significant Woodlands to the extent feasible (Section 6.3 of the policy).
As the treed areas within the Mary Fix Creek Corridor cannot be defined as Significant Woodlands as per
City of Mississauga policy, a 10 m setback from the dripline would not be required. Regardless, the 10 m
LTSTOS setback largely accomplishes this end, is more than adequate to protect the existing trees,
extending far beyond their TPZ. Therefore, it is considered appropriate to meet CVC policy, especially
considering the proposed restoration plan for the LTSTOS setback buffer. Flood hazards and mitigation
have been addressed in the Stormwater Management Report for the project (Urban Works, 2022).
Provincial and Municipal Policy
With the implementation of mitigation, the proposed development is not predicted to have any negative
impacts on any natural heritage features or their ecological functions, and therefore conforms to the
Provincial Policy Statement. The proposed redevelopment has no implications with regard to the Region
of Peel Official Plan; the Subject Property is within the Urban System (Mississauga), and not within or
adjacent to the Region’s Greenlands System. For the City of Mississauga Official Plan, setbacks are to be
determined on a site-specific basis as part of an EIS to the satisfaction of the City and appropriate
conservation authority. As the combination of setbacks and restoration have been designed to respond to
the CVC setback requirements, the proposed redevelopment is considered to conform to the City of
Mississauga Official Plan.
Endangered Species Act
To provide a conservative mitigation measure for potential SAR bat presence, tree clearing should be
avoided between April 1 and October 31. By respecting this timing window, the proposed development is
not considered to hold any implications regarding the ESA.
Migratory Birds Convention Act (MBCA)
Works with potential MBCA implications will occur during the construction phase of the project when the
Subject Property is cleared and grubbed of vegetation. Compliance with the MBCA may be achieved using
the following due diligence approach:



Proponent awareness of the MBCA and the potential for bird nesting in the area and for inadvertent
impacts to migratory birds, nests, and eggs; and
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Avoiding vegetation removal within the “regional nesting period” for this area (generally April 1 to August
31). Avoiding this period is achieved by avoiding the above recommended April 1 to October 31 activity
period for SAR bats.
An active nest search (nest sweep) should be conducted by a qualified ecologist should construction
activity be planned within that window, as per Section 7.0.
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9.

Conclusions

The findings of our study are the result of a background review, an ecological field program, and an analysis
of data using current scientific understanding of the ecology of the area and natural heritage policy
requirements. We have evaluated the environmental sensitivities, constraints, and development
opportunities of the Subject Property.
The project provides a net environmental gain to the overall area. The provision and restoration of the 10
m LTSTOS setback will provide an extended naturalized buffer to the Mary Fix Creek channel. The addition
of 120 trees, 1,100 shrubs, and native seeding should prompt a trajectory towards a FOD5-6 – Dry-Fresh
Sugar Maple-Basswood Deciduous Forest target ecosystem. As the restoration area develops, it has the
potential to provide improved wildlife habitat opportunities and promote pioneering of native species into
the creek corridor. The restoration vegetation, in addition to the landscape trees to be provided, will
significantly increase the green spaces of the property, and improve air quality and CO 2 uptake. The current
outfall within the asphalt parking lot will be upgraded and replaced with an improved outfall and dry swale.
The combination of restoration/naturalization, removal of hard surfaces, and upgraded drainage systems
will improve the infiltration, temperature moderation and reduce sediment loads of spillwaters entering the
creek system.
Based on the results of this scoped EIS, it is our professional opinion that the proposed development is
environmentally feasible and would not result in a negative impact to the identified natural heritage features
provided that the recommended mitigation measures described in this report are implemented.
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10.

Certification

This report was prepared, reviewed, and approved by the undersigned:

Prepared By:

Austin Adams, M.Sc., EP
Senior Ecologist
Reviewed By:

Dirk Janas, B.Sc.
Principal, Ecologist
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74 Berkeley Street, Toronto, ON M5A 2W7

t 647-795-8153

February 21, 2020
Maricris Marinas
Planner
Credit Valley Conservation
1255 Old Derry Road
Mississauga, ON L5N 6R4
Michael Hynes,
Planner, Parks Planning
City of Mississauga
201 City Centre Drive – 9F
Mississauga, ON L5B 2T4
Dear Ms. Marinas, Mr. Hynes,
Re:

Proposed Terms of Reference for an Environmental Impact Study and
Arborist Report and Tree Preservation Plan of 255 Dundas Street West,
Mississauga, Ontario (#1901606)

Introduction
Palmer is pleased to provide the following proposed Terms of Reference (ToR) for agency consideration,
regarding the completion of an Environmental Impact Study (EIS) and Arborist Report and Tree
Preservation Plan as required for the proposed redevelopment at 255 Dundas Street West, Mississauga
(the Site – Map A). Due to the lack of on-site natural features, a scoped EIS has been discussed and
considered appropriate between Palmer, the Credit Valley Conservation Authority (CVC), the City of
Mississauga and the proponent.
The Site is currently used as a commercial plaza and parking lot. The proposed mixed-use redevelopment
concept, including a high rise, will require an Official Plan Amendment (OPA) and zoning by-law
amendment (ZBA) under the Planning Act, and the City of Mississauga will require an EIS as part of that
application. The property is within Mississauga Greenlands and Natural Heritage System (linkage) areas,
and the EIS must consider application of the applicable Official Plan Policies. In addition, as the CVC
regulated area falls within the Site, a permit will be required from the CVC, also requiring the submission of
an EIS.
As the proposed redevelopment is of a pre-existing commercial property, most of the Site lacks natural
environmental features. Exceptions include some treed landscaping, and a treed stormpond spillway
portion of Mary Fix Creek along the western property limit. An initial review of Ministry of Natural Resources
and Forestry (MNRF) mapping indicates that there are no designated natural features such as Provincially
Significant Wetland (PSW), Areas of Natural and Scientific Interest (ANSIs), or Environmentally Sensitive
Areas (ESA) within the overall study area.
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The MNRF Make-a-Map grid square containing the Site contains a record of Henslow’s Sparrow in the
general vicinity of the Site. This record is considered historic as it is almost 90 years old.

Map A. 255 Dundas Street West and adjacent lands (MNRF Mapping).

Proposed Scope of Work
The proposed scope of work for the EIS will involve a background review, field survey, and the identification
of existing features and constraints. Palmer will also inventory and evaluate the existing natural heritage
features and ecological functions present within and adjacent to the Site, and/or recommend mitigation
measures to address potential impacts. Palmer has prepared the following ToR for review and approval by
the CVC and the City to guide completion of the EIS.
The scoped EIS is based on three (3) primary tasks. A natural feature staking with the CVC and City will
be used to determine natural features and required setbacks. The staking exercise and agency consultation
will inform the direction and scope of the EIS. The final task is the Arborist Report and Tree Protection Plan.
1.1 CVC Staking Visit
Palmer and proponent met on-site with the CVC and the City on February 19, 2020 to discuss the project
area and stake the natural feature limits (e.g. Top of Slope, Dripline, Floodline). The proposed ToR for the
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project were also discussed during this visit, in relation to the observed natural features and proposed limits.
Those discussions are reflected in this ToR submission.
1.2 Scoped Environmental Impact Assessment
Background Review



Review available desktop information and from relevant agencies to collect existing site info such as
records for Species at Risk (SAR), vegetation, floodline limits, and natural heritage inventory
information.

Agency Consultation





Palmer will submit and coordinate this ToR with the CVC and/or the City, as appropriate.
Obtain natural heritage information from the CVC and the Natural Heritage Information Centre (NHIC).
Should direction be needed for Species at Risk (SAR), Palmer will contact the Ministry of Environment,
Conservation and Parks (MECP).

Field Investigations
The actual on-site natural features appear limited and the primary environmental constraint is expected to
be the adjacent watercourse (Mary Fix Creek). Due to these reasons, Palmer is of the opinion that field
studies can be limited to a single site visit. As the proposed development will establish a setback to Mary
Fix Creek (from the greater of the Top of Slope, Dripline or flood limits as required), Palmer submits that a
survey in Winter 2020 during snow-free conditions will be sufficient to collect the essential natural feature
information for the project. The survey will include:


Ecological Communities Assessment and Species at Risk (SAR) Habitat Screening (Winter 2020)
o The on-site ecological communities will be confirmed and refined in accordance with
Ecological Land Classification of Southern Ontario (ELC) protocols. The survey will be
used to map the existing vegetation communities and characterize the plant species,
ecological features and functions and observations of incidental wildlife.
o An SAR screening for potential habitat opportunities or occurrences on the Site will be
completed, including consultation with the MECP if necessary. An assessment of
Significant Wildlife Habitat (SWH) potential and screening for potential plant or wildlife
species of conservation concern will also be completed.

The designed avoidance and/or mitigation of potential SAR habitats (trees along Mary Fix Creek) should
also negate the need for formal SAR surveys. We have assumed that no species-specific SAR surveys
will be required, including permits/approvals under the Endangered Species Act.
Data Evaluation and Reporting
The following components will be addressed as part of the scoped Environmental Impact Study:






Documentation and mapping of existing conditions and associated constraints and opportunities.
Review and summary of applicable environmental policies and regulatory requirements.
Confirmation of the development limits and appropriate setbacks.
Impact assessment in relation to the proposed development.
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Identification of appropriate mitigation measures.
Project conformity discussions in relation to the applicable environmental policies and regulatory
requirements.

The final scoped EIS report will be submitted to the client for circulation to the regulating agencies (City of
Mississauga, CVC).
1.3 Arborist Report and Tree Protection Plan
An Arborist Report will be developed to conform to the Terms of Reference: Arborist Reports, Tree
Inventory/Survey & Tree Preservation Plans (City of Mississauga, 2019). For the report, a tree inventory
for all trees or canopies on or within 6 m of the Site will be completed. The inventory will be completed by
a Certified Arborist, qualified under the International Society of Arboriculture (ISA). The tree inventory will
be used to develop an Arborist Report for the project, including a Tree Protection Plan (TPP). The TPP will
be designed to work in concert with the Construction Site Plan for the proposed redevelopment.
Closing
We trust that this proposed ToR for completion of a scoped EIS for 255 Dundas Street West in Mississauga
fulfills the CVC and City’s requirements. Please review and provide us with any comments or clarifications.
Please feel free to contact me at 647-461-2372 or austin.adams@pecg.ca if you have any questions.
Yours truly,
Palmer

Austin Adams, M.Sc., EP
Sr. Terrestrial Ecologist & Certified Arborist
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Family

Scientific Name

Common Name

Grass

Grass sp.

Grass Species

Aceraceae

Acer negundo

Manitoba Maple

Aceraceae

Acer platanoides

Norway Maple

Anacardiaceae

Rhus typhina

Staghorn Sumac

Apiaceae

Daucus carota

Apocynaceae

COSEWIC

SARA
Schedule 1

SARO

NHIC

Coefficient of Coefficient
Conservatism
of
Global Provincial Exotic
Wetness
G5

S5

0

GNR

SNA

G5

S5

Wild Carrot

GNR

SNA

SE5

5

Vinca minor

Lesser Periwinkle

GNR

SNA

SE5

5

Asteraceae

Solidago sp.

Goldenrod Species

Asteraceae

Taraxacum officinale

Common Dandelion

G5

SNA

SE5

3

Boraginaceae

Cynoglossum officinale

Common Hound's-tongue

GNR

SNA

SE5

5

Brassicaceae

Alliaria petiolata

Garlic Mustard

GNR

SNA

SE5

0

Caprifoliaceae

Lonicera tatarica

Tatarian Honeysuckle

GNR

SNA

SE5

3

Celastraceae

Euonymus europaeus

European Euonymus

GNR

SNA

SE2

5

Cornaceae

Cornus sericea

Red-osier Dogwood

G5

S5

Fabaceae

Caragana arborescens

Siberian Pea Shrub

GNR

SNA

Fabaceae

Gleditsia triacanthos

Honey Locust

G5

S2?

8

0

Juglandaceae

Carya ovata

Shagbark Hickory

G5

S5

6

3

Juglandaceae

Juglans nigra

Black Walnut

G5

S4?

5

3

Lamiaceae

Teucrium canadense

Canada Germander

G5

S4S5

6

-3

Oleaceae

Fraxinus sp.

Ash Species

Pinaceae

Picea glauca

White Spruce

G5

S5

6

3

SE5

CVC /
Peel

0
5

1

2
SE1

3

-3
5

Legend:
COSEWIC - Committee on the Status of Endangered Wildlife in Canada

CVC/Peel Status – (CVC, 2002

SARA - Ontario Species at Risk Act List

Coefficients and Weediness Index – Oldham et al., 1995

SARO - Species at Risk in Ontario
NHIC - Natural Heritage Information Centre
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Family

Scientific Name

Common Name

Pinaceae

Pinus nigra

Austrian Pine

Poaceae

Bromus inermis

Poaceae

COSEWIC

SARA
Schedule 1

SARO

NHIC
Global Provincial Exotic

Coefficient of Coefficient
Conservatism
of
Wetness
5

GNR

SNA

SE3

Smooth Brome

G5

SNA

SE5

5

European Reed

G5T5

SNA

SE5

-3

Rhamnaceae

Phragmites australis ssp.
australis
Rhamnus cathartica

European Buckthorn

GNR

SNA

SE5

0

Rosaceae

Malus sp.

Apple Species

Rosaceae

Prunus pensylvanica

Pin Cherry

G5

S5

Rosaceae

Rosa rubiginosa

Sweetbriar Rose

GNR

SNA

Rubiaceae

Galium aparine

Common Bedstraw

G5

S5

Salicaceae

Salix alba

White Willow

G5

SNA

Salicaceae

Salix discolor

Pussy Willow

G5

S5

3

-3

Taxaceae

Taxus canadensis

Canada Yew

G5

S4

7

3

Tiliaceae

Tilia americana

Basswood

G5

S5

4

3

Ulmaceae

Ulmus pumila

Siberian Elm

GNR

SNA

SE3

3

Violaceae

Viola odorata

English Violet

GNR

SNA

SE2

5

3
SE4

CVC /
Peel

3
3

4
SE4

3

R

-3

Legend:
COSEWIC - Committee on the Status of Endangered Wildlife in Canada

CVC/Peel Status – (CVC, 2002

SARA - Ontario Species at Risk Act List

Coefficients and Weediness Index – Oldham et al., 1995

SARO - Species at Risk in Ontario
NHIC - Natural Heritage Information Centre
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