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August 11, 2023

Attention: Chris Lorenz
Grand River Conservation Authority
400 Clyde Road, Box 729
Cambridge, ON  N1R 5W6

SLR Project No.: 209.30125.00003

RE: Proposed Conditions of Draft Plan Approval for Part of Lots 225 and 226,
Concession 2 W, Dundalk, Ontario

SLR Consulting (Canada) Ltd. (SLR) is pleased to submit this memorandum on behalf of Flato
Developments Inc. outlining proposed tasks and rationale to support a Scoped Environmental
Impact Study (EIS), Tree Inventory and Preservation Plan (TIPP) and Draft Plan Approval for
part of Lots 225 and 226, Concession 2 W in Dundalk, Ontario (the “Site”). The memorandum
has been prepared to support Draft Plan approval for the Site. A condition of Draft Plan approval
will be to update the current EIS with the findings of the assessments outlined in this
memorandum.

1.0 Project Understanding
The Site is proposed for development into a residential subdivision and is subject to a Ministerial
Zoning Order (MZO). Natural features on the site include (shown on Figure 1):

• One tributary to the Grand River (headwater drainage features [HDF]) and associated
floodplain

• Unevaluated wetlands on site (MAS2, SWM1-1 and SWD3-1/MAM2-2) and immediately
adjacent to the site (SWD)

SLR understands that although the southeast half of the Site falls under the jurisdiction of the
Grand River Conservation Authority (GRCA) and the northwest half of the Site is under the
jurisdiction of Saugeen Conservation (SVCA), the GRCA will be undertaking review of the
application on behalf of the SVCA. Features within the Site that are regulated by GRCA include
the previously noted natural features and two municipal drains (98- -L227C1W_A [tiled/closed]
and 98- -L227C1W_B [open]). Permits under Ontario Regulations (O. Reg.) 150/06 (GRCA) and
169/06 (SVCA): Development, Interference with Wetlands and Alterations to Shorelines and
Watercourses are required for any development within regulated areas.

2.0 Proposed Tasks and Rationale
The tasks and rationale presented here are intended to provide an additional degree of
confidence in the studies undertaken to date to support the proposed Draft Plan of Subdivision
and ensure that applicable policies are applied and respected but are also informed through the
analysis of collected data and the application of sound environmental planning principles.
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2.1 Wetland Buffer Reduction
GRCA policy 8.4.9 indicates that development within an area of interference of less than or
equal to 30 meters from a wetland may be permitted in accordance with the policies in section
7.1.2-7.1.3 – General Policies, and where an EIS demonstrates that:

a) there are no negative or adverse hydrological or ecological impacts on the wetland,

b) all development is located outside of the wetland and maintains as much setback as
feasible,

c) development is located above the water table, except as specified in Section 8.4.11, and

d) septic systems are located a minimum of 15 metres (50 feet) from the wetland and 0.9
metres (3 feet) above the annual maximum water table.

Field studies indicate that hydrologic conditions on the Site are influenced by tile drainage and
that cultivation of the agricultural lands has been occurring up to within a few meters of the
wetland boundaries. to SLR has proposed additional studies (see attached ToR dated May 23,
2023) to address GRCA comments regarding wetland significance and sensitivity provided on
the first submission of the EIS, as a condition of Draft Plan Approval.

According to GRCA policies, development within an area less than or equal to 30 m from a
wetland can occur provided that an EIS is prepared that demonstrates no negative or adverse
impacts to the wetland. Our experience with other development projects associated with
wetlands in the Dundalk area has assisted in the rationalization and application of sufficient,
reduced buffers through the analysis of site-specific data (see attached SLR memorandum to
GRCA dated May 23, 2019). Pre and post water balance details are being reassessed as part of
these investigations.

We are confident that a reduced proposed buffer can effectively be applied to wetlands
associated with the Site based on similar technical observations as those identified in the 2019
memorandum, specifically:

1. Water level control in wetlands

2. Effects of tile drain – draw down of the high water table during the growing season, but
has minimal overall effect on a wetland

3. Present surface water drainage pattern

4. The difference in runoff and infiltration between a 15m and a 30m buffer is typically
negligible within natural variation

5. Groundwater will be maintained through matching pre to post infiltration rates

The key factors controlling the width of the buffer include:

• Digger Crayfish habitat (5 m);

• Water quality control (10 – 15 m); and

• Increased human disturbance (noise, light, vibration)

The Draft Plan of Subdivision has been amended to provide a reduced proposed buffer adjacent
to the wetland (Figure 2).

With respect to the buffer the EIS (SLR 2023) recommends:

¶ Permanent post and page wire or chain-link fence is recommended along the limits of
proposed buffers.  This fencing should be sturdy beyond the typical rebar and sediment
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fabric fence. Prior to the commencement of construction, the limits of protection areas
(buffers) are to be delineated and fenced to avoid inadvertent intrusion of machinery or
other activities such as stockpiling of materials.  Temporary sediment control fencing can
be attached to the fencing and must be maintained and remain in place until final
grading and landscaping has been completed.

¶ Restoration of the buffer is proposed. A restoration landscape plan is to be prepared
under separate cover. Native Milkweed (Asclepias sp.) should be incorporated into any
buffer planting seed mix and where possible other natural areas on the property. The
proposed restoration plan should also include construction areas not being developed by
structures or hardscaped (i.e., servicing infrastructure).

¶ All outdoor lighting (including any new street lighting and external lighting on buildings)
should have cut-off optics and be directed towards the ground and away from the natural
areas.

Further details pertaining to hydrologic conditions on site will be determined following the
proposed additional studies (attached ToR dated May 23, 2023) and data will be used to update
the EIS as a condition of Draft Plan Approval.

2.2 East Wetland Sensitivity Assessment
The proposed future road right-of-way on the east side of the Site will bisect the wetland to fulfill
the Town requirement for road access out to Highway 10. Selection of a preferred alignment will
occur via an assessment of alternatives that considers planning, engineering, and
environmental factors as well as relevant policies, including GRCA policies 8.4.6 and 8.4.7.

We propose to present the assessment in a tabular format for ease of comparison and suggest
the following as a template:

Table 1: Alternatives Assessment Example Template

Road
Alignment

Option

Features
and Area
of Impact

Benefits Openness
Ratio and
Wildlife

Passage

Negatives/I
mpacts

Level of
Impact to

be
Mitigated

Preferred
Option

“1” or “A” Discussion
of feature
(wetland)
and
calculation
of impacted
area

Benefits of
the
proposed
alignment
option
(planning
and
environment
al
perspective
s)

Details
regarding
crossing/cul
vert size

Details on
the potential
impacts of
the
proposed
alignment

“Low,”
“medium,”
“high”

“Yes” or
“No”

With respect to GRCA policies 8.4.6 and 8.4.7 it is anticipated that assessment will demonstrate
that alternatives have been considered, minimize wetland loss or interference, and that features
and functions will be adequately restored or enhanced. The alternatives assessment will be
supported by an updated EIS that outlines an appropriate wetland boundary and discuss how
the hydrologic and ecological functions will be restored and enhanced. It is intended that this
updated EIS will be a condition of Draft Plan Approval.
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2.3 North Wetland Sensitivity Assessment
As discussed in section 2.1, additional studies have been proposed to address GRCA concerns
regarding the significance and sensitivity of the north wetland feature that is proposed to receive
additional stormwater inputs. The proposed studies as outlined in the attached ToR (SLR May
23, 2023) seek to further characterize and better understand the existing site conditions of the
wetland and hydrologic regimes to determine the level of change that can be sustained without
negatively impacting the ecological function. This is to be achieved through assessment of the
current ecological conditions, the potential changes to ecology and hydrology from the proposed
development, monitoring of the hydroperiod and hydrologic regime, comparison of modeled pre
to post development conditions, and an assessment of outlet options for stormwater
management facilities (SWMF) and propose mitigation for any anticipated impacts to receiving
wetlands.

The preliminary monitoring results of water levels in the wetland north of the Site range from
0.57 m above ground surface to 1.20 m below ground surface (mbgs). The attached Figure 1
presents all monitoring locations associated with the Site. Image 1 below displays a plot of the
preliminary monitoring results.

Image 1: Hydrograph - North Wetland Monitoring Piezometers
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3.0 Recommended Conditions of Draft Plan Approval
Based on the attached ToR and the current EIS and Draft Plan application, SLR is of the
opinion that the following can be made conditions of Draft Plan Approval and that redline
revisions can be made if needed to ensure that environmental impacts are adequately
mitigated.

1. An updated EIS is to be provided following 1 year of water level monitoring in the north
adjacent wetland and an updated water balance has been completed. An assessment of
impacts to the natural features with acceptable mitigation will also be required for the
updated EIS.

2. An assessment of road right-of-way alternatives to ensure the least impactful route is
chosen for the Town’s required access to Highway 10 from the Site will be included in
the updated EIS.

Closure
We trust this memorandum meets your expectations regarding concerns raised pertaining to the
proposed Draft Plan of Subdivision. Should you have any further questions or concerns, please
do not hesitate to contact us.

Regards,

SLR Consulting (Canada) Ltd.

Matthew Ross, B.Sc.
Terrestrial Ecologist
mross@slrconsulting.com

Kim Logan, B.Sc., P.Biol., P.Geo. (Limited)
Senior Ecologist
klogan@slrconsulting.com

Attachments Figure 1: Wetland Monitoring Locations; Figure 2: Development Limit and Site Plan;
Evidence Based Buffer Discussion (SLR memorandum May 23, 2019); Terms of
Reference for Additional Studies (SLR, May 23, 2023)

mailto:mross@slrconsulting.com
mailto:klogan@slrconsulting.com
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