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Introduction & Scope

WSP Canada Inc. (WSP, formerly MMM Group Limited) has been retained by Mississauga Road Properties Inc. to
prepare an addendum to the previously supported Scoped Environmental Impact Study (EIS; WSP 2019) in
accordance with the comments provided by City of Mississauga in March 2024, and with respect to the proposed
development at 1765-1775 Thorny Brae Place, Mississauga (the Subject Property).

Scope of work for the current addendum is as follows:

 Field surveys to update existing conditions, completed by WSP on:

o September 14, 2022

o September 20, 2022

o October 12, 2022

o November 15, 2024

o June 12, 2025

 Review of updated site plans and associated technical documentation:

o Registered Plan (Schaeffer Dzaldov Purcell Ltd.; February 10, 2025)(Attachment A)

o Servicing Plan, Drawing CV-2 (MGM Consulting Inc.; June 23, 2025) (Attachment B)

o Grading Plan, Drawing CV-1 (MGM Consulting Inc.; June 23, 2025) (Attachment B)

o Details Plan, Drawing CV-4 (MGM Consulting Inc.; June 23, 2025) (Attachment B)

o Arborist Report (BTI; June 2025)

o Tree Protection Plan (BTI; January 2025)

o Landscape Concept Plan (BTI; June 19, 2025)

o Architectural Drawings (Chamberlain Architect Services Limited; June 13, 2025)

 Review of previous Scoped EIS conclusions and recommendations in consideration of updated plans and
technical documentation.
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Existing Natural Heritage Conditions 2025

Based on the field surveys completed in 2022, 2024 and 2025, site conditions are consistent with those documented
in the 2019 Scoped EIS, with some minor changes (i.e., tree maturation or decline, successional shrub regeneration,
maintenance / garbage cleanup around existing houses, and clearing associated with the sewer and outfall
installation).  There are no changes to the mapped ELC vegetation communities1 or wildlife habitat as shown of
Figures 3 and 4 of the Scoped EIS (WSP 2019) (Attachment C).  The four existing homes and access road are still
present as of June 2025 and interim erosion & sediment control (ESC) / vegetation protection fencing is still installed
/ functional at the east development limit, though should be inspected regularly and repaired as needed.

There are no findings from the 2022, 2024 or 2025 field work that result in changes to policy compliance
assessment, conclusions or recommendations in the 2019 Scoped EIS.

As documented in the Arborist Report (BTI 2025), the development envelope is dominated by planted and / or non-
native tree species such as Russian Olive (Elaeagnus angustifolia), Siberian Elm (Ulmus pumila), Austrian Pine
(Pinus nigra), Colorado Blue Spruce (Picea pungens), Domestic Apple (Malus spp.), European White Elm (Ulmus
laevis), White Mulberry (Morus alba), Amur Maple (Acer ginnala), Scots Pine (Pinus sylvestris), Small-leaved Linden
(Tilia cordata), Black Poplar (Populus nigra), Norway Maple (Acer platanoides) and Sweet Cherry (Prunus avium).
Some native trees are also present e.g., Green Ash (Fraxinus pensylvanica), Manitoba Maple (Acer negundo),
Black Walnut (Juglans nigra), American Elm (Ulmus americana), Eastern White Cedar (Thuja occidentalis) and
Trembling Aspen (Populus tremuloides).

Proposed Development

The proposed development consists of 11 blocks of 3-storey stacked townhouses; a single internal access road;
parking; and amenity spaces.  Stormwater management (SWM) is provided by the previously installed storm sewer
and outfall to the Credit River (2018), as part of the approved subdivision agreement under file number T-09002M
(4601 Mississauga Road).  Refer to the Functional Servicing and Stormwater Management Report (MGM; June 24,
2025) for details.

The proposed development respects the previously established development constraint limit (per Section 5.2.2
of the Scoped EIS) and no grading is proposed beyond that development limit (see DWG CV-1; MGM June 2025,
included in Attachment B).  Based on the updated site surveys, no change to the approved development constraint
limit is proposed.

Per the Arborist Report (BTI 2025), all trees within the development envelope are proposed for removal.  Most are
non-native / planted and many of these trees are already in poor condition or dead.  In addition, there are several
trees proposed for removal along the property boundary with the city-owned boulevards; many of those trees are

1  Noting that some cultural communities (CUM1-1, CUW1, CUT1-1) have expanded or contracted slightly since 2019



1765-1775 Thorny Brae Place, Mississauga Project No.  221-09821-00

Mississauga Road Properties Inc. July 2025

Page 3

dead.  Healthy trees in those areas require removal for grading and construction.  Trees on adjacent lands owned
by others to the south and within the retained natural area east of the development limit will be retained and
protected by proposed tree protection hoarding or continued maintenance of the existing fence.

Key elements of the proposed project activities as documented in Section 5.3 of the Scoped EIS are confirmed,
with some updates regarding tree removals (as per the updated Arborist Report and Tree Protection Plan; June
2025).  The other items, as below, still apply:

 Prior to any construction, ESC fencing and vegetation protection fencing are to be installed at the limits of
grading. Refer to Drawing CV-1 Erosion and Sediment Control Plan (MGM 2025) and Figure 10 of the
Arborist Report (BTI 2025).

 Design / details of the restoration and enhancement works within the future valley buffer and contiguous
tablelands, as discussed in the Woodland Enhancement Strategy (Appendix M of the Scoped EIS),
should be finalized and implemented.  That strategy includes: retention of existing higher quality woodland
(FOD7-1 and CUS vegetation communities), including snags; removal of woodland south of the SWM
easement (west portion of Unit 5c and 6b); creation of new woodland habitat north of the SWM easement
– via native species plantings and retention of non-invasive tree species; invasive species control within
retained woodland areas and proposed restoration areas; woodland enhancement plantings with native
species; seed collection of Virginia Stickseed and dispersal through enhancement areas; salvage of logs,
rootwads and brush from areas of tree removal; installation of additional wildlife habitat elements + retention
of existing habitat; closure of the informal pedestrian trail; and garbage removal.

 Tree removals to be undertaken in compliance with the Migratory Birds Convention Act (MBCA), and in
consideration of potential SAR bat habitat (i.e., removal during the non-active bat period from December 1
to March 31 to prevent harm to individuals).

 For trees recommended for removal due to construction, compensation in accordance with City
requirements will be determined as a condition of approval.  Refer to the Landscape Concept Plan (BTI
2025).

Additional mitigation measures as documented in Section 7.1 of the Scoped EIS are confirmed,

 Implementing a post-construction biological monitoring plan, as per the Woodland Enhancement Strategy;
two years of post-construction monitoring of plantings, invasive species, breeding bird use and general
woodland health.

 Installing permanent fencing at the development / retained natural area interface - to restrict uncontrolled
access to the valleylands and prevent rear yard 'creep' into the natural area.  See Drawings CV-1 and CV-
4 (MGM 2025) for details.

 Signage identifying the presence of a ‘sensitive natural area’ is recommended at regular intervals along the
development / valley interface.
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 Implementation of the recommended SWM strategy, with refinements at detailed design, which will maintain
water inputs to the channel / Credit River and mitigate potential erosion and sedimentation in downstream
receiving areas.

 Implementation of best management practices (BMPs) during construction:

o Erosion and Sediment Control (ESC) Plan including ESC fencing installed at grading limits prior to
and throughout construction; see Drawings CV-1 and CV-4 (MGM 2025).

o Installation of vegetation protection fencing, coincident with the ESC fencing, prior to and
throughout construction.   See Figure 10 of the Arborist Report (BTI 2025) for details.

o Guidelines for heavy equipment use to reduce potential for damage to natural areas (mechanical
damage to trees, soils compaction etc.);

o Follow the Clean Equipment Protocol for Industry (Ontario Invasive Plant Council 2013).

Conclusion

In consideration of all of the above, and with implementation of all recommended protection, mitigation and
enhancement measures, the development can be undertaken as proposed while protecting retained / adjacent
environmental features and their functions.

WSP Canada Inc.

Corey Burt, MSc. Jeff Gross, MSc.
Ecologist Senior Ecologist

Attachments:
Attachment A – Registered Plan
Attachment B – Servicing Plan
Attachment C – Scoped EIS Figures 3 & 4 (2019)
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Attachment C
Scoped EIS Figures 3 & 4 (WSP 2019)
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