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Palmer is pleased to provide this Environmental Impact Study (EIS) report for the proposed development 

at 76 Bryne Drive in the City of Barrie. The EIS contains the results of an assessment of natural heritage 

features and existing environmental policies through a background review, agency consultation, field 

investigations, and review of relevant policies. Based on the findings and recommendations of the report, 

it is our opinion that with the implementation of the mitigation measures as provided, the proposed 

development is environmentally feasible and no negative impacts to the natural environment are expected 

consistent with the applicable policies.  Please let us know if you have question or comments on this 

submission. 

 

Yours truly, 
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1. Introduction  

Palmer is pleased to submit an Environmental Impact Study (EIS) for the Subject Property located 76 Bryne 

Drive, City of Barrie (Figure 1). This EIS has been completed as part of a proposal to develop a new mixed 

used commercial and residential building and new parking area.  

 

The Subject Property is 0.79 hectares (ha), surrounded by commercial developments to the north, as well 

as across Bryne Drive to the east. It is adjacent to a forest to the west, areas regulated by the Lake Simcoe 

Region Conservation Authority (LSRCA), an area associated with an adjacent watercourse, Hotchkiss 

Creek, and valley system. Successional forest and a naturalized plantation are found to the south.  

 

The objective of this study is to complete a background review and desktop analysis, conduct field studies 

to assess the natural heritage features and their functions, assessment of potential impacts from the 

proposed development, and provide mitigation measures. Investigations and impact assessment for the 

EIS are for the natural features located directly adjacent to the Subject Property. 

 

 

2. Environmental Policy  

Relevant planning policies, legislation, and regulatory requirements pertinent to this assessment are 

summarized in the following sections. The general relevance of these policies to the Subject Property is 

also noted. More detailed analysis of policy implications is provided in subsequent sections of this report 

where relevant.  

 

2.1 Provincial Policy Statement  

The Provincial Policy Statement (PPS, 2020) 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 ten 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 

• 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);  
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• 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 6E (Crins, Gray, Uhlig, & Wester, 2009). While 

HotchKiss 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 Mapping (property boundary in blue, woodlands shown as green 

polygon). 
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2.2 City of Barrie Official Plan  

The purpose of the City of Barrie Official Plan (2018) is to “provide guidance for consideration of land use 

changes, the provision of public works, actions of local boards, municipal initiatives, and the actions of 

private enterprise”.  

 

Schedule A: Land Use of the City of Barrie’s Official Plan (Office Consolidation – January 2018) identifies 

the entire Subject Property designated as “General Commercial” (Map B). Immediately west of the Subject 

Property exists lands designated as “Environmental Protection Area”, associated with the adjacent wooded 

valley feature. A review of the City’s OP Schedule H: Natural Heritage Resources, further identifies a the 

Subject Property as located immediately adjacent to, and partially containing, lands designated as “Natural 

Heritage Resources Level 1 with Existing Development Designations subject to 3.5.2.4 d” lands (Map C).  

2.2.1 Environmental Protection Areas 

Section 4.7.2.2 to 4.7.2.4 of the OP provides policies specific to development within and adjacent to EPAs. 

These policies are summarized as follows: 

 

• Environmental Protection Areas are intended primarily for preservation and conservation in their 

natural state. Such uses as passive outdoor recreation, forestry, and wildlife management may be 

permitted where appropriate. 

• No buildings or structures shall be permitted in Environmental Protection Areas other than those 

necessary for flood or erosion control or for conservation purposes as approved by the City in 

consultation with the applicable agencies. 

• Development and/or site alteration may be permitted on lands adjacent to Environmental Protection 

Areas if it has been demonstrated through an Environmental Impact Study (EIS) that it will not 

negatively impact the natural features or ecological functions for which the area is identified. The 

diversity of natural features in the area and the natural connections between them should be 

maintained and improved where possible. 

 

No specific minimum development setbacks from EPA lands are provided within the City’s OP and is 

therefore assumed to be based on the assessment completed through an EIS. 

2.2.2 Level 1 Natural Heritage Resources 

With regards to Natural Heritage Resource areas designated as  “Level 1 with Existing Development 

Designations”, Section 3.5.2.4d of the OP indicates the following: Notwithstanding the land use limitations 

applicable to properties identified as Level 1 in Section 3.5.2.4 a) i), where an existing designation permits 

other forms of development, such development may proceed subject to the policies of Level 2 in Section 

3.5.2.4 a) ii) and the appropriate planning application processes. 

2.2.3 Watercourses and Valleylands 

As per City OP, the south and west edges of the Subject Property boundary contains the following features 

that would qualify for impact assessment consideration: watercourse and associated valleylands and 

woodlands (Map D). City OP policies that would be relevant to these features are summarized as follows: 
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Section 4.7.2.4 of the OP generally requires “restriction” of development within or near “sensitive surface 

water features”, as well as protecting, improving and restoring the hydrological functions of these features. 

Development is prohibited within the limits of a valley feature, unless no negative impacts can be 

demonstrated. 

 

Section 4.7.2.5 provides the following additional specific requirements related to watercourses and 

associated valleys:  

 

• Development limits shall be established by the limit of the valley or stream corridor which shall 

include the watercourse, and associated riparian vegetation, floodplain or erosion hazard lands, 

top of bank and any additional lands, such as buffers deemed necessary to protect ecological 

functions. All lands associated with the valley and stream corridor shall be zoned Environmental 

Protection and shall not form part of the development. 

• Development and site alteration shall not be permitted in significant valleylands unless it has 

been demonstrated by the proponent, to the satisfaction of the City, that there will be no negative 

impacts on their natural features and ecological functions.  

• Where a watercourse supports warm or cold water fish habitat, an appropriate riparian vegetation 

zone shall be required. Land uses within the vegetation zone shall be restricted to those which 

maintain or enhance the natural features and ecological functions of the area. 

• Emphasis shall be placed on the potential development of Lover's, Bear, Hewitt's, Sophia, Kidd’s, 

Bunker’s, Dyment’s, Hotchkiss and Whiskey Creeks, as linear open space corridors. As part of 

the municipal approvals process, the City shall seek to acquire these areas. 

 

Section 3.5.2.3.2 (Surface Water Protection) does prescribe a minimum setback from watercourses (30 

m), however as per the information above no specific setback is required from valleylands.  

2.2.4 Woodlands  

As defined in Section 4.7.2.6 of the City’s OP, woodlands are defined as “a contiguous wooded area, of no 

less than 0.2 ha, irrespective of ownership, maturity, composition, and density in accordance with the City's 

Tree Preservation By-law”. Development is prohibited within woodlands assessed as significant unless no 

negative impacts can be demonstrated. Furthermore, all woodlands are protected by the City’s Tree 

Preservation By-law (Section 6.5.2.2). No specific criteria for assessment of woodland significance is 

provided within the City’s OP, so is expected that the description for significance provided within the Natural 

Heritage Reference Manual under the Provincial Policy Statement and the Lake Simcoe Protection Plan 

(LSPP) would apply.  
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Maps B and C: Barrie OP Land Use mapping (Schedule A) (pink polygon = General Commercial, 

olive green = Environmental Protection Area) / Barrie OP Natural Heritage Resources 

mapping (Schedule H) (green patterned polygons = Level 1 with Existing Development 

Designation Subject to 3.5.2.4d). 

 

Map D. Barrie OP Conservation Authority Regulation Limits mapping (Schedule F), demonstrating 

LSRCA Regulation Limits (bright green polygons), Watercourses (dark blue polyline), and 30 m 

Watercourse Setbacks (light blue polygons). 
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2.3 Lake Simcoe Protection Plan (LSPP)  

The Lake Simcoe Protection Plan (LSPP, 2008) has separate requirements depending on whether the 

proposed development is located within or outside an existing settlement area.  

 
As per Section 6.32 of the LSPP, Settlement Areas are defined as “urban areas and rural settlement areas 
(e.g. cities, towns, villages and hamlets) where development is concentrated and lands are designated in 
municipal official plans for development over the long term”. As described in Section 2.3, above, the Subject 
Property is identified within the City of Barrie OP as supporting a “General Commercial” land use. 
Furthermore, the Subject Property is located in an area of Barrie that is extensively developed for urban 
uses. As such, the Subject Property has been identified as being located within a Settlement Area, and is 
therefore subject to the following policies under the Act: 
 

 

6.32-DP Policies 6.32 - 6.34 apply to existing settlement areas and areas of Lake 

Simcoe adjacent to these lands, including the littoral zone, and these 

areas are not subject to policies 6.1 – 6.3, 6.5, 6.11 and policies 6.20 - 

6.29. 

 

6.33-DP An application for development or site alteration shall, where applicable: 

 

a. increase or improve fish habitat in streams, lakes and wetlands, and 

any adjacent riparian areas; 

 

b. include landscaping and habitat restoration that increase the ability 

of native plants and animals to use valleylands or riparian areas as 

wildlife habitat and movement corridors; 

 

c. seek to avoid, minimize and/or mitigate impacts associated with the 

quality and quantity of urban run-off into receiving streams, lakes and 

wetlands; and 

 

d. establish or increase the extent and width of a vegetation protection 

zone adjacent to Lake Simcoe to a minimum of 30 metres where 

feasible. 

 

6.34-DP Where, through an application for development or site alteration, a buffer 

is required to be established as a result of the application of the PPS, the 

buffer shall be composed of and maintained as natural self-sustaining 

vegetation. 

 
The LSPP provides definitions for Significant Woodlands and Valleylands as follows:  
 
Significant Woodland: an area which is ecologically important in terms of features such as species 
composition, age of trees and stand history; functionally important due to its contribution to the broader 
landscape because of its location, size or due to the amount of forest cover in the planning area; or 
economically important due to site quality, species composition, or past management history. The Province 
(Ministry of Natural Resources) identifies criteria relating to the forgoing (Greenbelt Plan) 
 
Significant Valleyland:  ecological important in terms of features, functions, representation or amount, and 
contributing to the quality and diversity of an identifiable geographic area or natural heritage system. The 
Province (Ministry of Natural Resources) identifies criteria relating to the forgoing (Greenbelt Plan). 
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2.4 Lake Simcoe and Region Conservation Authority  

The western edge of the Subject Property comprise lands regulated by the Lake Simcoe Region 

Conservation Authority, associated with Hotchkiss Creek (Map B). Development proposed within the 

LSRCA regulated lands must obtain permit authorization under the Conservation Authorities Act (Ontario 

Regulation 179/06) and comply with the LSRCA’s Watershed Development Guidelines (2015).  

 

In accordance with Section 4.0.3 of the LSRCA’s Guidelines: all new development shall be setback a 

minimum distance of 30 metres from the normal high watermark of Lake Simcoe and the edge of low flow 

channels of all watercourses. Additionally, where there is a defined top of bank/slope, development shall 

generally be located no closer than 15 metres from the top of bank/slope. Exceptions may be permitted 

within existing settlement areas or where lot sizes are restricted”. Furthermore, Section 4.0.4 specifies that 

“in accordance with the LSPP, a vegetation protection zone comprised of vegetation which is native and 

non-invasive to the watershed shall be maintained or established as a condition of approval”.  

 

 

Map E: LSRCA Regulation Mapping 

 

2.5 Endangered Species Act  

Species designated as Endangered or Threatened by the Committee on the Status of Species at Risk in 

Ontario (COSSARO, 2007) 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: 
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• 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. 

 

2.6 Federal Fisheries Act  

The Fisheries Act was updated in 2019 to provide provisions for the sustainability and ongoing productivity 

of commercial, recreational, and Aboriginal fisheries. The updated Fisheries Act aims to protect all fish and 

fish habitat, protecting against the death of fish caused other than fishing as well as the “harmful alteration, 

disruption or destruction of fish habitat” (HADD).  

2.7 Migratory Birds Convention Act  

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.   

 

3. Study Approach  

The approach to the study has been scoped in consideration of existing site conditions, applicable policy, 

and feedback received through ongoing agency liaison.   

 

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, 

2019).  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 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: 
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• 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.   

 

A document entitled Scoped Environmental Impact Study prepared by WSP Canada Inc. (dated July 2016) 

previously prepared for the Subject Property has been made available to Palmer.  Information from this 

study has been referenced, where applicable in the current EIS report, including recommendations for 

setbacks to the adjacent woodland for which it is our understanding includes previous agency consultation 

and agreement. 

 

3.2 Agency Consultation 
As part of the natural environment review and assessment, an EIS Terms of Reference (TOR) was 

submitted to the LSRCA and City of Barrie on June 18, 2020. The TOR outlined the proposed scope of 

work for completion of the EIS. Palmer conducted email correspondence with the LSRCA regarding the 

TOR between July 2 and 29, 2020. Palmer did not receive any comments from the City of Barrie regarding 

the EIS TOR. Correspondence with the LSRCA with respect to the TOR is provided in Appendix A. 

 

3.3 Ecological Surveys 
Field investigations were conducted at the Subject Property in 2020 as summarized in Table 1, below.   

 

Table 1. Field Investigations Summary 

Date Field Investigations Weather Conditions 

June 10, 2020 Breeding Bird Survey, Incidental Wildlife 

Observations, General Ecological 

Conditions Assessment 

19⁰C, 10% cloud cover, slight winds 

approximately 2 km/hr speeds 

June 15, 2020 Ecological Land Classification, Incidental 

Wildlife Observations 

21⁰C, full sun, wind gusts up to 

approximately 20 km.hr 

July 3, 2020 Breeding Bird Survey, Incidental Wildlife 

Observations, General Ecological 

Conditions Assessment 

21⁰C, full sun, slight winds approximately 9 

km/hr speeds 

July 28, 2020 Ecological Land Classification, Incidental 

Wildlife Observations, Tree Inventory 

30⁰C, full sun changing to full cloud, wind 

gusts up to approximately 25 km/hr 
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The methodology associated with each of these surveys are summarized through subsections 3.3.1 and 

3.3.5, as follows.  

 

3.3.1 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 (Lee, 2008). 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.  

 

Botanical surveys were completed by traversing the site and recording species observed in each vegetation 

community during the spring season. 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. 

3.3.2 Wildlife 

3.3.2.1 Birds 

Breeding bird surveys were conducted at the property on May 27 and June 16, 2020 to document the 

presence of bird species and their breeding the following habitats in the study area: (i) Cultural Meadow, 

(ii) Valley Forest, and (iii) flyovers and adjacent areas. Surveys were carried out between 05:30 and 10:00 

h to coincide with the dawn chorus. Surveys were conducted in general accordance with Breeding Bird 

Atlas protocols (Bird Studies Canada, 2001). 

3.3.2.2 Incidental 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 in order to determine whether SWH is present, potentially present, or absent 

within or adjacent to the Subject Property.  

 

3.3.3 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 

A total of six vegetation communities were identified on and within the immediate vicinity of the Subject 

Property during Palmer’s 2020 investigations, and provided conditions generally consistent with those 

described within WSP’s 2016 Scoped EIS. A chain-link fence extends along the south and west boundaries 

of the Subject Property, and a recreational trail meanders through the adjacent valley corridor which is 

accessed from the immediate southeast corner of the Subject Property. Identified vegetation communities 

are depicted on Figure 2 and described as follows.  

 

Terrestrial System 

 

Forest 

 

Dry to Fresh Poplar Deciduous Forest Type (FOD3-1) 

This community is found outside and immediately south of the Subject Property. The canopy is dominated 

by Trembling Aspen (Populus tremuloides), providing more than 60% cover. The subcanopy contains 

abundant Trembling Aspen, with Sugar Maple (Acer saccharum) and Ironwood (Ostrya virginiana) 

associates. The understory is dominated by Sugar Maple with occasional Ironwood and White Ash 

(Fraxinus americana), while the groundcover is dominated with Sugar Maple seedlings, Virginia Creeper 

(Parthenocissus quinquefolia) and occasional American Basswood (Tilia americana), Garlic Mustard 

(Alliaria petiolate) and Red Raspberry (Rubus idaeus). 

 

Immediately east of this community comprised a vegetation community with an assemblage very similar to 

FOD3-1 as described above. Some notable differences in the community included less Sugar Maple in the 

subcanopy and a denser understory with more Black Walnut (Juglans nigra) and tall Staghorn Sumac (Rhus 

Typhina) along the edges of the forest and the recreational trail. Occasional Manitoba Maple (Acer 

negundo) and Tartarian Honeysuckle (Lonicera tatarica) were also noted in the understory. These 

differences were not distinct enough to warrant an entirely different community classification. 

 

Fresh to Moist Hemlock- Hardwood Mixed Forest (FOM6-2) 

This community is found outside and southwest of the Subject Property. The canopy is dominated by 

Eastern Hemlock (Tsuga canadensis) and American Beech (Fagus grandifolia) with occasional Sugar 

Maple, providing 90% canopy cover. The subcanopy contains abundant Eastern Hemlock and American 

Beech with occasional Sugar Maple and White Birch (Betula papyrifera). The understory is comprised of 

abundant Eastern Hemlock, Sugar Maple, and American Beech saplings, providing 50% cover. The 

groundcover is dominated with Pennsylvania Sedge (Carex pensylvanica), and abundant trillium (Trillium 

sp.), providing 25% cover.  

 

Fresh to Moist Manitoba Maple Lowland Deciduous Forest (FODM7-7) 

This community was identified on the immediate west side of the Subject Property. The canopy is comprised 

of abundant Manitoba Maple and Black Walnut, providing more than 60% cover. The subcanopy contains 
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abundant Manitoba Maple with occasional Sugar Maple. The understory contains abundant Riverbank 

Grape, and occasional Sugar Maple, Black Walnut, and Manitoba Maple. The groundcover is composed of 

the same species as those found in FOD3-1. The area slopes from the property west down towards the 

watercourse 

 

Cultural System 

 

Dry-Moist Old Field Meadow Type (CUM1-1) 

The Subject Property consists mostly of Cultural Meadow community. The canopy contained some scatted 

Meadow Willow (Salix petiolaris) and Trembling Aspen, providing 10% cover. The understory was 

comprised of Riverbank Grape (Vitis riparia), Virginia Creeper, Meadow Willow, and Trembling Aspen. The 

groundcover was dominated by Tall Goldenrod (Solidago altissima) and Tufted Vetch (Vicia cracca), 

providing greater than 60% cover. Small patches of shrubs were found on the western and southeastern 

portions of the unit, containing Meadow Willow to the west and mostly Manitoba Maple (Acer negundo) and 

Staghorn Sumac (Rhus typhina), to the southeast. Additionally, a dense patch of Common Reed 

(Phragmites australis) was noted on a mound located southeast of the Subject Property. 

 

Norway Spruce Coniferous Plantation Type (CUP3-9) 

This community was identified southeast beyond the Subject Property boundaries. It supported a mature 

plantation dominated by the coniferous species Norway Spruce (Picea abies) and White Pine (Pinus 

strobus).  

 

Mineral Cultural Thicket (CUT1) 

This community was primarily identified along the south and southwest portions of the Subject Property and 

parallels the woodland. This area provided a mixture of thicket areas (dominated by woody shrub species 

including Meadow Willow with occasional Virginia Creeper, Riverbank Grape and Staghorn Sumac) and 

areas dominated by young regeneration of deciduous tree species from the adjacent valley edge (primarily 

Trembling Aspen and Manitoba Maple). The groundcover is composed of the same species as those found 

in the Cultural Meadow community, providing 60% cover. 

 

Additional Vegetation Community Notes: 

 

Although Palmer’s ELC investigations focused primarily on those upland communities located within and 

immediately adjacent to the Subject Property, the riparian area associated with Hotchkiss Creek was also 

generally described by Palmer. This area supported a mixed swamp community (SWM) comprised of 

coniferous trees such as Eastern Hemlock and Eastern White Cedar and deciduous species Yellow Birch 

(Betula alleghaniensis).   The groundcover contains abundant sedges (Carex sp.), Spotted Jewelweed 

(Impatiens capensis), Sensitive Fern (Onoclea sensibilis), and Christmas Fern (Polystichum 

acrostichoides). 
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4.1.2 Flora 

A total of 64 species of vascular plants were recorded within and adjacent to the Subject Property, including 

39 (61%) native species, 19 (30%) non-native species to Ontario, and six species were identified to the 

genus only (Appendix B). 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%.  Based on a comparison of the botanical survey (Appendix B) and published rarity lists, all species 

have been identified as common. 

 

Within their 2016 Scoped EIS, WSP identified a single Butternut (Juglans cinerea) within the forested 

valleylands approximately 50 m from the northwest Subject Property corner. WSP confirmed that no other 

Butternut were noted during their 2016 investigation, nor did Palmer encounter any during the 2020 

investigations. Due to its distance from the Subject Property limits, no impacts are expected and no specific 

mitigation is required and at 50 m from the property protection of habitat under the ESA would not be 

applicable. 

 

4.2 Wildlife 
 

The overall area is urban/commercial and wildlife habitat opportunities are generally limited within the 

Subject Property. However, the adjacent woodlands containing Hotchkiss Creek may provide habitat 

opportunities. Wildlife expected to be present on the Subject Property primarily consist of common, 

generalist and urban-adapted species such as Raccoon (Procyon lotor), Skunk (Mephitis mephitis), and 

Grey Squirrel (Sciurus carolinensis).  

 

4.2.1.1 Breeding Birds 

 

The surveys documented birds present within the two vegetation communities in the study area, as well as 

flyovers and adjacent areas. A total of 14 bird species were documented on the property, as summarized 

in Appendix C. Most of the birds recorded on the property are considered common. The most frequently 

observed species found on the property included birds characteristic of woodland edge and open meadow 

areas, such as Song Sparrow (Melospiza melodia), Red-eyed Vireo (Vireo olivaceus), and House Wren 

(Troglodytes aedon).   

 

One species considered a Species at Risk was heard singing during the second survey. One Eastern 

Wood-pewee (Contopus virens) (Special Concern) was heard singing further into the adjacent woodlands, 

approximately 70 m from the western edge of the Subject Property on July 3, 2020. This species was also 

encountered during the 2016 field investigations conducted by WSP. 

 

Area-sensitive bird species were recorded from the property and while not rare, such species are 

associated with higher quality forests and generally require large areas of continuous habitat for breeding 

and foraging. The specific habitat requirements vary by species. One area-sensitive species, the White-

breasted Nuthatch (Sitta carolinensis), was heard calling from the woodland during the second site visit.  
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4.2.1.2 Incidental Wildlife  

 

During Palmer’s field surveys conducted throughout the spring and summer, incidental observations of the 

following species were made: 

 

• Eight-spotted Skimmer (Libellula forensis) – one individual observed within the cultural meadow 

during the June 10, 2020 site visit; 

• Eastern Grey Squirrel (Sciurus carolinensis) – multiple observed within the woodlands adjacent to 

the Subject Property on July 3, 2020;  

• Eastern Chipmunk (Tamias minimus) – one individual observed within the woodlands adjacent to 

the Subject Property on July 3, 2020. 

 

All of the above-mentioned species are considered common in the County of Simcoe. Due to the small size 

of the Subject Property and adjacent commercial land use, the Subject Property itself provides limited 

habitat to common wildlife species that are adapted to living in urban environments. The adjacent 

woodlands however, along with the presence of Hotchkiss Creek, potentially provides habitat for other 

wildlife also adapted to living near urban environments such as White-tailed Deer (Odocoileus virginianus), 

Raccoon (Procyon lotor), and Coyote (Canis latrans). 

 

5. Assessment of Significance 

For the Subject Property, the potential significance of the property and adjacent Hotchkiss 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 Significant Valleyland  
 

The City of Barrie’s OP (2018) identified the valleyland adjacent to the Subject Property as Environmental 

Protection Area (EPA) as well as a Level 1 Natural Heritage Resource. Although the City of Barrie’s OP 

(2018) does not provide specific local criteria for the determination of valleyland significance, the LSPP 

(2008) defines a Significant Valleyland as the following: “ecological important in terms of features, functions, 

representation or amount, and contributing to the quality and diversity of an identifiable geographic area or 

natural heritage system”.  Furthermore, the PPS (2020) defines a valleyland as “a natural area that occurs 

in a valley or other landform depression that has water flowing through or standing for some period of the 

year”. 

 

Due to its association with Hotchkiss Creek, the adjacent valleyland feature is considered to be ecologically 

important, and therefore likely qualifies as “Significant”.  Also, its location within a highly urbanized 

landscape further supports the feature’s important ecological function as a likely movement corridor for 

wildlife through the landscape. As shown on Figure 2, the dripline of the vegetation associated with the 

valley corridor was delineated in 2016 by WSP, and confirmed by Palmer in 2020 as providing consistent 

conditions. The majority of the feature is located off-site and beyond the existing fenceline that is currently 
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erected along the Subject Property boundaries. A discussion of the valleyland and measures recommended 

to mitigate impacts to this feature from the proposed development are provided below. 

 

5.2 Significant Woodlands 

The City of Barrie’s OP (2018) identifies the adjacent wooded lands as a Level 1 Natural Heritage Resource 

area. The City’s OP does not provide specific local criteria for the determination of woodland significance. 

However, the LSPP (2008) defines a Significant Woodland as the following: “an area which is ecologically 

important in terms of features such as species composition, age of trees and stand history; functionally 

important due to its contribution to the broader landscape because of its location, size or due to the amount 

of forest cover in the planning area; or economically important due to site quality, species composition, or 

past management history”. The PPS (2020) provides a definition for Significant Woodland consistent with 

the above. 

 

Due to its overall size (extending greater than 40 hectares off-site), its association with the Hotchkiss Creek 

valley corridor, and its provision of important ecological functions (i.e. wildlife habitat) within an overall 

urbanized landscape, the woodland located south and east adjacent to the Subject Property would be 

considered significant. As shown on Figure 2, the dripline of this woodland was delineated in 2016 by WSP, 

and confirmed by Palmer in 2020 as providing consistent conditions. The majority of the feature is located 

beyond the existing fenceline (to the west and south) that is currently erected along the Subject Property 

boundaries. A discussion of the woodland and measures recommended to mitigate impacts to this feature 

from the proposed development are provided below. 

 

5.3 Fish and Fish Habitat 

The DFO mapping of Hotchkiss Creek adjacent to the Subject Property indicates that there are no recorded 

SAR species or critical habitats within this reach of the watercourse. As an “Environmental Protection Area”, 

the Hotchkiss Creek corridor is considered to contain Fish and/or Fish Habitat.   

 

There are no predicted impacts from the development on the Subject Property adjacent to Hotchkiss Creek 

to fish and fish habitat. Potential impacts to the watercourse will be mitigated by appropriate setbacks, 

namely the setback to the Long-Term Stable Top of Slope. 

 

5.4 Species at Risk 

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 Map-

a-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. The Ontario Breeding Bird Atlas (OBBA) and Ontario Reptile 

and Amphibian Atlas (ORAA) were screened for bird and herpetofauna species records, respectively.   

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 (Appendix D).  
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The Subject Property and immediately adjacent areas of the valley forest were screened for Butternut trees 

through the tree inventory process. None were observed during Palmer’s 2020 investigations.  As noted in 

Section 4.1.2 above, WSP identified a single Butternut approximately 50 metres west of the Subject 

Property within the adjacent forested valleyland during their 2016 field investigations. Due to its distance 

from the Subject Property limits, no impacts are expected, no specific mitigation is required, and there are 

no implications for this SAR from the proposed development or from restrictions under the Endangered 

Species Act.   

 

Based on available background information and the field surveys, the Subject Property was screened for 

the potential to host suitable wildlife SAR habitat. In addition to Butternut, the avian SAR Eastern Wood-

pewee was also confirmed as residing within the adjacent forested valleyland, 70 m west of the Subject 

Property. The screening identified the following SAR as having potential to also occur within the valleyland:  

 

• Red-headed Woodpecker (Melanerpes erythrocephalus) 

• Wood Thrush (Hylocichla mustelina) 

• Golden-winged Warbler (Vermivora chrysoptera) 

• SAR Bats: Tri-colored Bat (Perimyotis subflavus), Eastern Small-footed Myotis (Myotis leibii), Little 

Brown Myotis (Myotis lucifugus), Northern Myotis (Myotis septentrionalis) 

 

Other SAR birds identified from OBBA records in the general vicinity of the Subject Property include: Barn 

Swallow (Hirundo rustica), Bobolink (Dolichonyx oryzivorus), Eastern Meadowlark (Sturnella magna), and 

Grasshopper Sparrow (Ammodramus savannarum). The open meadow habitat present on the Subject 

Property is relatively small and anthropogenically disturbed. Due to grassland SAR preference for larger 

and less disturbed meadow habitat for breeding, it is unlikely that any of these species utilize the Subject 

Property for breeding activities. There is potential that the open meadow may be utilized by Barn Swallow 

for  foraging for flying insects in and around the site, although foraging is typically associated with wetland 

areas that support insect production. No grassland birds were observed during field surveys.  

 

The ORAA showed records of three (3) SAR herpetofauna in the general vicinity of the Subject Property. 

These were Blanding’s Turtle (Emydoidea blandingii), Northern Map Turtle (Graptemys geographica), and 

Snapping Turtle (Chelydra serpentina). None of these SAR are expected to be on or immediately adjacent 

to the Subject Property due to the lack of suitable wetland habitat or nesting areas that these species 

require. No turtles were observed during field surveys.   

 

No SAR or any evidence of their presence (e.g., nests or roots) with exception to one Eastern Wood-pewee 

were observed during the 2020 field investigations on the Subject Property. Species-specific surveys were 

not conducted for SAR bats; however, the Subject Property and Hotchkiss Creek corridor do contain 

sufficiently large trees that may provide suitable habitat.  

 

5.5 Significant Wildlife Habitat 

Significant Wildlife Habitat (SWH) is considered a significant feature in Provincial, Regional, and Municipal 

(Town of Whitchurch-Stouffville) 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: 
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• 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 6E (Ontario Ministry of Natural Resources and Forestry, 2015). These criteria 

were used to screen wildlife habitat within the Subject Property for potential SWH (Appendix E).  Although 

no SWH were confirmed within the immediate Subject Property limits, the following SWH types were 

identified as having the potential to occur throughout the overall Hotchkiss Creek valley corridor:  

 

Seasonal Concentration Areas 

• Raptor Wintering Area 

• Bat Maternity Colonies 

 

Specialized Habitats for Wildlife 

• Bald Eagle & Osprey Nesting, Foraging and Perching Habitat 

• Woodland Raptor Nesting Habitat 

• Amphibian Breeding Habitat (Woodland) 

• Woodland Area-Sensitive Bird Breeding Habitat 

 

As discussed in Section 5.4, above, the Special Concern SAR Eastern Wood-pewee was recorded within 

the forested valley lands, outside of the immediate Subject Property boundaries. As such, the Hotchkiss 

Creek valley corridor would be considered as providing candidate SWH for Habitat of Species of Special 

Concern.  

 

The majority of the forest community associated with the Hotchkiss Creek corridor is located outside of the 

Subject Property boundaries, with minor overhang ot these communities into the subject site itself. Potential 

impacts associated with these encroachments are discussed in Section 7.0, below. 

 

6. Proposed Development Plan 

As detailed within the architectural drawing package prepared by Fausto Cortese Architects (dated August 

19 2020 provided in Appendix F), the proposed development consists of a mixed use building with a total 

of 55 units (7 commercial, 48 residential). Associated parking areas and a 576 m2 amenity area are also 

proposed. The proposed development plan is also provided on Figure 3. Stormwater management will be 

provided off site through discharging into the municipal system along Bryne Drive.  
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7. Impact Assessment  

Given that the majority of the Subject Property is comprised of old field meadow and young cultural thicket 

communities, direct impacts in the form of vegetation removals are not expected to result in loss of sensitive 

wildlife habitat.  The CUM1-1 community within which the development is proposed supports mainly 

common and abundant non-native species, indicative of culturally influenced communities. Although 

flowering herbaceous plants may provide food sources or pollinating habitat to various wildlife species, 

there is no shortage of such similar habitat on throughout the landscape, and none of these lands have 

been identified as SWH or important habitat for SAR. While removal of these lands is not expected to have 

a significant adverse impact on overall wildlife habitat, it is expected that the introduction of hardscaping to 

these lands could have the potential to increase stormwater inputs into the adjacent lands and therefore 

appropriate management of stormwater will be required. Considerations for mitigation of such impacts is 

further discussed in Section 8.   

 

Furthermore, the dripline representing the outer edge of the valley forest communities is entirely located 

within the “5 m Vegetated Buffer Zone” as depicted on the proposed development plan (Figure 3). It should 

also be noted that the dripline is largely defined by overhanging canopies of the forest community, and the 

majority of mature trunks are located beyond the Subject Property limits, south and west of the established 

fenceline. Potential impacts to adjacent retained trees (i.e. root zones, branches) may still result; mitigation 

for adjacent trees is discussed below. 

 

The primary concerns from the proposed development are associated with the potential indirect impacts to 

the adjacent defined valley corridor to the west and east, and associated Hotchkiss Creek. As described, 

this feature is considered a Significant Valleyland, comprises Significant Woodland and potential SAR and 

SWH habitats. No direct removals or impacts to the valleyland, woodland or habitat of SAR is proposed. 

The potential for indirect impacts (i.e. sediment movement from construction-related earthworks) can be 

mitigated appropriately through implementation of the measures described in Section 8.0. 
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8. Mitigation  

8.1 Setback and Buffers 

It is Palmer’s understanding that a “5 m Vegetated Buffer Zone” was originally recommended within WSP’s 

2016 EIS report to extend from the existing fenceline into the Subject Property. We understand that this 

setback was approved by the LSRCA during the 2016 Site Plan Application for the Subject Property, and it 

is Palmer’s opinion that based on current conditions (as described in this EIS) these recommendations and 

setback configuration are still appropriate for minimizing impacts to the adjacent valley feature given the 

existing cultural meadow conditions of the property, adaptation of the forest edge to these conditions and 

proposed plantings with the buffer area.  Consistent with the 2016 EIS, Palmer recommends that this zone 

be clearly defined in field using erosion control fencing, and all clearing and grading activities are to remain 

outside of its limits.   

 

8.2 Restoration and Enhancement  

In order to ensure appropriate function of the 5 m Vegetated Buffer Zone as a mitigative feature for indirect 

impacts to the adjacent valley corridor, it is recommended that these lands be planted. A robust planting 

plan should be prepared for these lands that incorporates species that are native and common within the 

LSRCA watershed as well as are representative of the vegetation community conditions of the overall 

Hotchkiss Creek valley corridor. Selected plant species should be appropriate for the on-site soil conditions, 

as well as provide additional habitat value to the Subject Property (i.e. wildlife foraging opportunities). 

Furthermore, as detailed within Palmer’s Arborist Report a total of 158 trees are recommended to be 

planted in compensation for proposed removals. Such compensation plantings can be incorporated 

throughout the Vegetated Buffer Zone.  

 

Based on existing site conditions, and consistent with the recommendations of WSP’s 2016 EIS report, 

woody species that may be appropriate as plantings include: 

 

• Sugar Maple 

• Ironwood 

• Eastern Hemlock 

• White Pine 

• Alternate-leaved Dogwood 

• Nannyberry  

 

In addition to planting of woody species, it is recommended that a native woodland herbaceous seed mix 

be incorporated into the Vegetated Buffer Zone planting plan. This will help establish the groundcover with 

native herbaceous species, and hopefully discourage establishment of invasive exotic species such as 

Garlic Mustard (that has been identified elsewhere throughout the valley corridor).   
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8.3 Stormwater Management 
 

The Stormwater Management report prepared by Gerrits Engineering (dated July 2020) details the 

measures proposed to manage on-site generated stormwater. As per the report, minor flows are proposed 

to be conveyed underground, whereas major storm flows will be directed overland.  

 

An Erosion and Sediment Control (ESC) strategy has been proposed for quality control of generated 

stormwater. This strategy includes the following measures to be implemented during construction phases 

of the development:   

 

• Temporary sediment control fencing should be erected around the perimeter of the grading 

activities.  

• Temporary sediment fabric and stone filters should be installed on existing and proposed catch 

basins until surface cover has been stabilized.  

• A temporary construction access mud mat should be implemented to reduce the amount of 

materials that may be transported off site.  

• Construction during drier months should be monitored for wind-borne transport of sediments. At 

the direction of the engineer, the contractor may be directed to water down exposed earth areas 

with an aqueous solution of calcium chloride.  

• All disturbed areas not under immediate construction for 30 days, or not intended for building 

activities within a 3-month time period, should be stabilized with seeding.  

• Built-up sediment should be removed and disposed off-site at least once a month, or more 

frequently as directed by the engineer. 

 

It has also been recognized that post-development conditions of the Subject Property will provide hardened 

surfaces that “pose a risk to stormwater quality through the collection of grit, salt, sand and oils on the 

paved and gravel surfaces”. A “treatment train approach” has been recommended to capture site runoff 

and promote infiltration within the proposed parking lot and into “an existing Stormceptor treatment unit as 

an end-of-pipe facility”. Stormwater will then be discharged into the municipal system along Bryne Drive.  

 

Palmer is conducting a hydrogeological and water balance study in separate cover for the Subject Property. 

This study should be referred to for further recommendations regarding mitigation of expected 

hydrogeological impacts from the proposed development. 
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9. 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.   

 

Provincial Policy Statement (PPS) 

 

According to the Provincial Policy Statement, development is generally prohibited within significant natural 

heritage features (NHF) as defined in the policy. In accordance with this guideline, all components of the 

proposed development will be situated outside of the staked on-Site NHF associated with the Hotchkiss 

Creek valley corridor. Furthermore, measures have been recommended (including application of 

development setbacks, buffer planting recommendations and ESC measures) to ensure further protection 

of these features. The valley corridor has also been identified as having potential to support habitat for SAR 

and SWH. Through implementation of the recommendations presented in this EIS, it is our opinion that the 

development as proposed is in compliance with the PPS. 

 

City of Barrie 

 

As per the City’s OP, the valley lands associated with Hotchkiss Creek are designated as Environmental 

Protection Area (EPA), and development must comply with OP Section 4.7.2.2 to 4.7.2.4. The valley and 

associated woodland have also been assessed as Significant, and as such development must comply with 

Sections 9.1.3 and 9.1.4 if the City’s OP. The dripline associated with the Significant Woodland, Valleyland 

and EPA will remain undeveloped, and will be protected within a 5 m vegetated buffer zone to be 

established from the existing Subject Property boundary / fenceline.  

 

Lake Simcoe Protection Plan (LSPP) 

 

Due to the Subject Property’s location within an urban Settlement Area, the proposed development has 

been planned with consideration to Sections 6.32 to 6.34 of the LSPP.  A 5 m Vegetated Buffer Zone has 

been proposed from the Subject Property limits that will encompass the edge/dripline associated with the 

valley corridor woodland and is recommended to be planted with native vegetation. Furthermore, the EIS 

has provided an assessment of valleyland and woodland significance with consideration of the LSPP’s 

definitions of Significant for each feature. 
 

Lake Simcoe and Region Conservation Authority (LSRCA) 

The western edge of the Subject Property is situated LSRCA Regulated Area, associated with the Hotchkiss 

Creek valley corridor. In accordance with Section 4.0.3 of the LSRCA’s Guidelines, “where there is a defined 

top of bank/slope, development shall generally be located no closer than 15 metres from the top of 

bank/slope. Exceptions may be permitted within existing settlement areas or where lot sizes are 

restricted”.  

 

It is Palmer’s understanding that a “5 m Vegetated Buffer Zone” was originally recommended within WSP’s 

2016 EIS report to extend from the existing fenceline into the Subject Property. We understand that this 
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setback was approved by the LSRCA during the 2016 Site Plan Application for the Subject Property, and it 

is Palmer’s opinion that based on current conditions (as described in this EIS) and that the entire dripline 

associated with the valley forest communities will be encompassed within this setback, these 

recommendations and setback configuration are still appropriate for minimizing impacts to the adjacent 

valley feature.  Consistent with the 2016 EIS, Palmer recommends that this zone be clearly defined in field 

using erosion control fencing, and all clearing and grading activities are to remain outside of its limits.  

 

Endangered Species Act 

Based on the results of our field surveys and habitat screening, potential for SAR is confined within the 

limits of the valley corridor. A single Butternut was identified within the valley in 2016, and the avian SAR 

Eastern Wood-pewee was confirmed during Palmer’s 2020 investigations. No direct impacts to this feature 

are proposed, and thus the proposed development will conform with the requirements of the ESA. 

 

Migratory Birds Convention Act (MBCA) 

Works with potential Migratory Birds Convention Act (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. Avoiding tree/vegetation removal within the “regional nesting period” for 

this area (generally late April to early August). Should vegetation removals be proposed within this 

timeframe, then it is recommended that the areas first be screened by a qualified biologist to ensure 

compliance with the Migratory Birds Convention Act. 

 

10. 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.  

   

Based on the results of this 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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