
 

   
 

GUIDING SOLUTIONS IN THE 
NATURAL ENVIRONMENT 

 

 

         

 

 
  

  
  

 

 

 

 

  

  

   
 
 

Environmental Impact Study 
Draft Plan of Subdivision 

210 Quaker Road 
Northwest Welland Secondary Plan Area 

Prepared For: 

Ashton Homes (Western) Limited 

Prepared By: 

Beacon Environmental Limited 

Date: Project: 

August 2024 221055 

M a r k h a m ❖ B r a c e b r i d g e ❖ G u e l p h ❖ P e t e r b o r o u g h ❖ B a r r i e 

w w w . b e a c o n e n v i r o . c o m 



 

 

         

 

 

 

   
 

 

    

       

      

     

          

      
    
        
      
     
        
       
     
     

    
      
     
    

     

    

     

      

         
    
     
    

     
     

     

     

     
      
   
     
       

    
     

E n v i r o n m e n t a l I m p a c t S t u d y 2 1 0  Q u a k e r R o a d , C i t y o f W e l l a n d 

T a b l e o f C o n t e n t s 

p a g e  

1. Introduction ...............................................................................................1 

1.1 Overview of Study Area................................................................................................ 1 

2. Realignment of the Towpath Drain ..........................................................5 

2.1 Towpath Drain Realignment EIS................................................................................... 5 

3. Summary of Natural Heritage for the Subject Lands..............................6 

3.1 Headwater Drainage Features...................................................................................... 6 

3.2 Fish Habitat .................................................................................................................. 6 

3.3 Vegetation Communities Within the Subject Lands Drain Corridor ............................... 6 

3.4 Species at Risk (SARs) ................................................................................................ 6 

3.5 Provincially Significant Wetlands (PSW)....................................................................... 6 

3.6 Areas of Natural and Scientific Interest (ANSI) ............................................................. 7 

3.7 City of Welland NWSPA EPA and ECA ........................................................................ 7 

3.8 Significant Valleylands.................................................................................................. 7 

3.9 Significant Wildlife Habitat ............................................................................................ 7 

3.9.1 Seasonal Concentration Areas ........................................................................................ 7 

3.9.2 Rare Vegetation or Specialized Habitat for Wildlife ......................................................... 7 

3.9.3 Habitat for Species of Special Concern ........................................................................... 8 

3.9.4 Animal Movement Corridors............................................................................................. 8 

3.10 Significant Woodlands .................................................................................................. 8 

P .................................................................................................................8 

4. roposed Development...............................................................................8 

5. Impact Assessment and Mitigation..........................................................9 

5.1 Design Mitigation for the New Drain Corridor................................................................ 9 

5.1.1 Design of New Corridor .................................................................................................... 9 

5.1.2 Naturalization of the New Corridor ................................................................................. 10 

5.1.3 Buffers ............................................................................................................................ 10 

5.2 Street Crossings......................................................................................................... 11 

5.3 Construction Mitigation ............................................................................................... 11 

6. Cumulative Impacts ................................................................................11 

7. Policy conformity ....................................................................................12 

7.1 Federal Fisheries Act.................................................................................................. 12 

7.2 Ontario Endangered Species Act (ESA) ..................................................................... 12 

7.3 Niagara Peninsula Conservation Authority.................................................................. 12 

7.4 Provincial Policy Statement ........................................................................................ 12 

7.5 Niagara Region and City of Welland........................................................................... 13 

7.5.1 Niagara Region .............................................................................................................. 13 

7.5.2 City of Welland ............................................................................................................... 13 



 

 

         

 

 

 

    

    

 
 
 

 
 

      
        
         

 
 
 

 
 

   
      
    
     
      

   
 

E n v i r o n m e n t a l I m p a c t S t u d y 2 1 0  Q u a k e r R o a d , C i t y o f W e l l a n d 

8. Conclusion ..............................................................................................14 

9. References...............................................................................................16 

F i g u r e s 

Figure 1. Site Location........................................................................................................ after page 4 
Figure 2. Existing Vegetation Communities ....................................................................... after page 6 
Figure 3. Proposed Plan of Subdivision ............................................................................. after page 8 

A p p e n d i c e s 

Appendix A. Agency Consultation 
Appendix B. Natural Heritage of the NWSPA 
Appendix C. ELC Photographic Record 
Appendix D. Subdivision Draft Plan 
Appendix E. Proposed Design of Drain Realignment 



 

 

         

 

 

 
 

  

       
              

           
               

          
  

 
             

        
          

           
           

       
 
 

  

             
                 

               
            

            
 

 

E n v i r o n m e n t a l I m p a c t S t u d y 2 1 0  Q u a k e r R o a d , C i t y o f W e l l a n d 

1. Introduction 

Beacon Environmental Limited (Beacon) was retained by Ashton Homes (Western) Limited to 
undertake an Environmental Impact Study (EIS) in support of a proposed draft plan of subdivision to be 
located on lands identifies as 210 Quaker Road, in the City of Welland (Figure 1), the subject lands. 
The lands lie north of Quaker Road, east of First Avenue, and west of Niagara Street within the City of 
Welland Northwest Secondary Plan Area (NWSPA), City of Welland Official Plan Amendment 29 (OPA 
29, 2021). 

This EIS has been prepared following the requirements of the Environmental Impact Guidelines of the 
Niagara Region (2018) and the Niagara Peninsula Conservation Authority (NPCA 2022). A term of 
reference for conducting the EIS was provided to the Niagara Region and Niagara Peninsula 
Conservation Authority (NPCA) for review and approval was provided on June 15, 2021 (Appendix A). 
For the subject lands, and adjacent lands, a background review, field investigations, and assessment 
of natural heritage features and functions were undertaken by Beacon in 2021 and 2022. 

1.1 Overview of Study Area 

The Towpath Drain flows west to east towards Niagara Street via a culvert crossing at First Avenue and 
crosses the subject lands. As can been seen on Figure 1, the only natural feature within the subject 
lands that will be developed is a 30 m wide vegetated corridor that is associated with the Towpath Drian 
(Photographs 1 & 2). The remainder of the property supports active farm field (Photographs 3, 4, & 
5). A woodlot is found along a portion of the northern boundary adjacent to the farm field (Photograph 
6). 
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E n v i r o n m e n t a l I m p a c t S t u d y 2 1 0  Q u a k e r R o a d , C i t y o f W e l l a n d 

Photograph 1. 30 Meter Vegetated Corridor Along the Towpath Drian. Looking West from the East 

Boundary of the Subject Lands, April 2021 

Photograph 2. 30 Meter Vegetated Corridor Along the Towpath Drian, left, and Adjacent Farm Field 

Looking East to Niagara Street, June 2021 
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Photograph 3. Farm Field- Looking North Along the West Boundary of the Subject Lands, April 2021 

Photograph 4. Farm Field - Looking Southeast to Quaker Road, May 2022 
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Photograph 5. Farm Field - Looking Northeast to Niagara Street 

Photograph 6. Woodlot Adjacent to Farm Field Along a Portion of the North Boundary of the Subject 

Lands, May 2022 
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E n v i r o n m e n t a l I m p a c t S t u d y 2 1 0  Q u a k e r R o a d , C i t y o f W e l l a n d 

The subject lands are within the NWSPA and for the development of the secondary plan an assessment 
of the natural heritage features and functions within the plan area was undertaken by Aquafor Beech 
Limit (2019) and detailed in Appendix F in a report titled Rationale for Urban Growth in Northwest 
Welland (SGL 2019). The Aquafor Beech report identifies significant natural heritage features within the 
plan area as Environmental Protection Area (EPA), Environmental Conservation Area (ECA) and 
wildlife corridor (see report Figure 7.4 in Appendix B). The subject lands are located within Area C of 
the Aquafor Beech NWSPA study area. Based on the Aquafor Beech study, Schedule G Land Use 
Structure of OPA No 29 identifies the natural heritage features within the plan area (Appendix B). No 
EPA was identified to be associated with the subject lands. The 30 m wide vegetated corridor associated 
with the Towpath Drain corridor that runs through the subject lands is identified as ECA. Schedule G 
and the Aquafor Beech report also identifies an area designated at ECA that lies adjacent to, and 
extends south of the ECA corridor, however, that area currently supports active farm field. 

2. Realignment of the Towpath Drain 

Following the completion of the NWSPA study, a landowner group retained Upper Canada Consultants 
(UCC) to undertake design for stormwater control within the NWSPA. The UCC study identified that the 
realignment of the Towpath Drain was required to facilitate stormwater control for future residential 
subdivision development. The section of the drain to be realigned is located north of Quaker Road, from 
the Niagara Street crossing, upstream (west) to Montgomery Road, a straight-line distance of 2 km. 
The drain and associated headwater drainage features are regulated by the NPCA pursuant to Ontario 
Regulation 155/06 under the provisions of Section 28 (1) of the Conservation Authorities Act, and 
therefor a permit from the NPCA was required to conduct the realignment works. A design for the drain 
realignment was developed by UCC and was submitted to the NPCA as part of the permit application 
(NPCA file No. 202201368). The permit application was approved by the NPCA April 15, 2024. 

2.1 Towpath Drain Realignment EIS 

In support of the NPCA permit application for the realignment of the Towpath Drain, UCC retained 
Beacon to undertake an EIS. As required by the NPCA, Beacon provided a Terms of Reference, dated 
April 26, 2023, to undertake the EIS. The Towpath Drain Realignment EIS (Beacon 2023) assessed the 
natural heritage features and functions associated with the drain corridor based on field investigations 
undertaken for the landowners in 2021, 2022 and 2023. 

As the only natural features within the subject lands are associated with the drain corridor, the EIS 
completed by Beacon for the realignment of the drain provides the details regarding the field surveys 
completed and description of the existing natural heritage features and functions associated with the 
drain corridor. The Beacon EIS for the realignment of the Towpath Drain is provided as separate 
documentation and must be reviewed as part of this EIS. 

The following sections provides a summary of the Beacon 2023 EIS findings for the subject lands. 

Page 5 



 

 

         

 

 

 
 

  

  

             
               

         
        

  
 
 

  

         
           

      
               

            
            

             
            

        
 
 

  

        
              

      
                

          
 

               
 
 

   

                
                  

     
 
 

   

           

E n v i r o n m e n t a l I m p a c t S t u d y 2 1 0  Q u a k e r R o a d , C i t y o f W e l l a n d 

3. Summary of Natural Heritage for the Subject Lands 

3.1 Headwater Drainage Features 

Three headwater drainage features are associated with the subject lands that direct flows to the drain. 
They are identified as H6, H7 and H8 in the Beacon 2023 EIS and following the headwater assessment 
protocol (TRCA and CVC 2014) they are assessed to support ephemeral flows with limited contributing 
functions. Following the protocols assessment for required management, they are assessed as no 
management required. 

3.2 Fish Habitat 

Sampling of the drain by Aquafor Beech Limited for the NWSPA study did not identify fish to be present. 
Field survey by Beacon over a two-year period has established that no permanent standing water is 
associated with these sections of the drain and therefore permanent fish habitat is not present. There 
is the potential for seasonal fish habit during high flow condition with fish migrating from downstream, 
upstream into these sections of the drain. However, 92 m piped section of the drain at the Niagara 
Street crossing represent a significant barrier to seasonal upstream fish migration. Therefor the drain is 
not considered to support annual seasonal fish habitat. The drain is assessed to provide indirect fish 
habitat through contribution of water flows and allochthonous material and nutrients to downstream to 
aquatic habitats associated with the Towpath Drain east of the Niagara Street crossing. 

3.3 Vegetation Communities Within the Subject Lands Drain Corridor 

The Beacon 2023 Towpath Drain Realignment EIS details the ELC vegetation communities that were 
identified for the section of the drain within the subject lands and is presented on Figure 2. The 
communities that were identified within the subject lands included narrow linear pockets of shallow 
marsh (MAS2), a small 0.13 ha of forb meadow marsh (MAM2-10), a band of thicket swamp (SWT2) 
and cultural thicket (CUT1). Appendix C provides a photographic record of these communities. 

No rare vegetation communities, provincial S-rank of S1, S2, or S3, are found within the drain corridor. 

3.4 Species at Risk (SARs) 

No species of flora or fauna that are listed by the Endangered Species Act (ESA) as endangered, 
threatened, or special concern occur or are expected to occur within the habitats that are found in the 
drain corridor within the subject lands. 

3.5 Provincially Significant Wetlands (PSW) 

There is no Provincially Significant Wetland (PSW) identified within or adjacent to the subject lands. 
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3.6 Areas of Natural and Scientific Interest (ANSI) 

There are no Provincial or Regional ANSIs identified within or adjacent to the subject lands. 

3.7 City of Welland NWSPA EPA and ECA 

No areas are identified that supports an EPA designation within or adjacent to the subject Lands. The 
vegetated corridor associated with the Towpath Drian is designated ECA. 

3.8 Significant Valleylands 

There are no valleylands within or adjacent to the subject lands. 

3.9 Significant Wildlife Habitat 

According to the Significant Wildlife Habitat Technical Guidelines (MNR 2000), there are four main 
categories of Significant Wildlife Habitat (SWH): 

• Seasonal Concentration Areas of Animals; 

• Rare Vegetation Communities or Specialized Habitat for Wildlife; 

• Habitat for Species of Special Concern; and 

• Animal Movement Corridors. 

Within each of these categories, there are multiple types of SWH, each intended to capture a specialized 
type of habitat that may or may not be captured by other existing feature-based categories (e.g., 
significant wetlands, significant woodlands). For the Towpath Drian Realignment EIS the Significant 
Wildlife Habitat Criteria Schedules for Ecoregion 7E (MNRF 2015) were used as a screening for SWH 
within the drain corridor. 

3.9.1 Seasonal Concentration Areas 

No areas or habitats are found within the subject lands that supports seasonal concentrations of 
animals. 

3.9.2 Rare Vegetation or Specialized Habitat for Wildlife 

No rare or specialized vegetations communities are found within, or adjacent to, the subject lands. The 
NWSPA study identified a potential snake hibernaculum in Area 3 west of First Avenue, however, no 
features or structures that could potentially support a snake hibernaculum were found to occur within 
the subject lands. 
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At the local level, the small wetland pockets within the drain through the subject lands can be considered 
to provide low quality specialized breeding habitat for frogs and toads. 

No habitat for rare species of flora or fauna was found to occur. 

3.9.3 Habitat for Species of Special Concern 

No species of special concern was found to occur in the drain corridor associated with the subject lands. 

The NWSPA study identifies that there is the potential for Milksnake (Lampropeltis triangulum) and 
Eastern Ribbonsnake (Thamnophis sauritus). Though the drain corridor can be considered to support 
general habitat for these two species, for the local population the habitats associated with the large area 
of PSW directly west of First Avenue can be considered to be the core habitat. 

The NWSPA study also identified specialized habitat for the special concern Monarch Butterfly (Danaus 

plexippus) to be associated with open meadows or similar habitats containing milkweeds and other 
wildflowers. The subject lands do not support open meadow habitat with and abundance of milkweeds 
or wildflowers. 

3.9.4 Animal Movement Corridors 

The primary ecological function of the drain corridor through the subject lands is to provide a local east-
west terrestrial and aquatic movement corridor within a landscape that is dominated by agricultural 
fields. 

3.10 Significant Woodlands 

Based the findings of the NWSPA study, no significant woodland is associated with the subject lands 
or adjacent lands. 

4. Proposed Development 

The general elements of the proposed draft plan of subdivision are provided on Figure 3. A detailed 
plan is provided in Appendix D and should be reviewed in conjunction with the following text. 

The plan includes 264 Single Family homes (Lots 1-264) and 76 Street Towns (Blocks 265-278). The 
subdivision will be accessed via two streets that will have an intersection with Quaker Road. The 
realigned Towpath drain corridor will be located in Blocks 290 and 291 representing a total area of 1.88 
ha. There will be one street crossing of the drain corridor, “Street C’, located between Blocks 290 and 
291. 
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E n v i r o n m e n t a l I m p a c t S t u d y 2 1 0  Q u a k e r R o a d , C i t y o f W e l l a n d 

Strom water will be collected through a curb and gutter system and will be treated in two storm water 
management facilities located along the east boundary in Blocks 292 and 293. Water and wastewater 
will be serviced through a street network and connect to a system within the Quaker Road right-of-way. 

The construction will be phased, with realignment of the Towpath Drain being constructed in phase 1. 
The street network is expected to be completed in one year, with the construction of homes occurring 
over a number of years. 

5. Impact Assessment and Mitigation 

The realignment of the Towpath Drain corridor is the only impact of the draft plan on natural heritage. 
The vegetation corridor associated the drain is identified as ECA within the NWSPA and the realignment 
works will result in its removal. No significant natural heritage features and functions were identified that 
would result in a significant negative impact by the realignment of the drain (Beacon 2023). 

To address the impact of the realignment to obtain NPCA approval and work permit, the UCC developed 
a design for the new alignment that incorporated a number of features to maintain and enhance the 
natural features and function of the drain corridor. A summary is provided below. 

5.1 Design Mitigation for the New Drain Corridor 

The following details design mitigation measures that will off set the impacts of the removal/alteration 
of the exiting drain corridor. The general design of the proposed drain corridor east of First Avenue, 
which includes the subject lands, is presented in Appendix E. 

5.1.1 Design of New Corridor 

To mitigate the loss/alteration of the existing drain corridor, the design for the new drain will include a 
30 m wide naturalized corridor, including wetland areas within the watercourse flow channel. The drain 
corridor will have total length of 1.77 km. The total area of the new drain corridor will be 5.07 ha, 
representing a 0.86 ha increase. 

For the exiting drain, two sections of the drain are enclosed. At the western limit west of Rice Road a 
170 m section of the drain is piped through a culvert under soccer fields. At the eastern limit at Niagara 
Street the drain follows through a 92 m long piped section under the paved parking lot of Toronto 
Autoparts. For the new corridor these piped sections of the drain will be day lighted, resulting in a 
continuous corridor. The opening of these sections of the drain will greatly enhance the aquatic and 
terrestrial corridor function of the drain. 
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5.1.2 Naturalization of the New Corridor 

For the mitigation and enhancement of the ecological function of the new drain, the follow features have 
been included in the design: 

• A corridor width of 30 m; 

• Flow channel meanders; 

• Diversify in flow channel substrate (gravel/cobble pockets); 

• Creation of wetland areas for compensation for wetland loss at a minimum ratio of 1:1; 

• Wetland function enhancement through the creation of shallow and deep-water wetland 
pockets; and 

• Plantings to create a naturalized corridor. 

The entire 30 m wide corridor will be planted with shrubs and trees. In addition, the proposed design 
includes a number of wetland areas located throughout the corridor representing a total area of 3.89 
ha, a 1.24 ha increase, consisting of shrub thicket wetland and deep aquatic pools. The combined area 
of the deep-water pools that will be located throughout the drain corridor is 1.66 ha, representing 43% 
of the total wetland areas that will be created. The absence of prolonged standing water within the 
existing drain is a limiting factor for the existing wetland functions, and the proposed design represents 
a significant enhance for wetland functions. In addition, the existing flow channel in drain only supports 
a clay substate and the design for the new watercourse will include riffels with cobble gravel substrate 
that will be located throughout the drain corridor which will increase the diversity of habitats. 

Details regarding the planting plans and enhanced ecological conditions for the corridor are provided in 
a design brief that has been prepared by and Ecological & Environmental Solutions (“EES”) and will be 
provided to the Region under a separate cover. 

5.1.3 Buffers 

The new drain corridor will have a minimum width of 30 m. No buffer lands to this corridor are proposed. 
However, as part of the corridor design to address post development impacts on the new corridor, post 
construction a chain link fence will be located along the perimeter of the corridor. Also, a no-gate by-
law is recommended to reduce human encroachment and limit the movement of pets into the adjacent 
natural corridor. 

For intermittent or ephemeral watercourses that do not support fish habitat and non PSW wetlands 
NPCA development policy is to provide a 15 metre buffer. The new drain watercourse will be located 
centrally within the 30 m wide naturalized corridor, which will provide a 15 m buffer to each side of most 
of the watercourse. It is noted that the design includes meanders in the watercourse so that at some 
locations the outer side of the meander will have a reduced buffer by 2 to 5 m. The reconstructed 
watercourse has varying setbacks from the newly constructed wetland of 6-9 metres average with 
additional width in various locations. With the naturalization of the buffer lands and the fencing along 
the perimeter of the corridor, localized reductions in the 15 m buffer to wetland areas and the 
watercourse is not considered significant with respect to protecting the ecological function of the 
watercourse and wetlands within the new drain corridor. 
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5.2 Street Crossings 

A primary function of the drain corridor will be to provide a terrestrial and aquatic movement corridor. 
The proposed draft plan has been designed to have only one street crossing. The design for the culvert 
at the crossing is to ensure that an aquatic corridor and movement corridor for small mammals is 
maintained. The NPCA is to be consulted with respect to design requirements to ensure that a 
movement corridor is maintained, and the final design is to be approved by the NPCA. 

5.3 Construction Mitigation 

The construction works will be undertaken in two stages, east and west. The east stage includes the 
section between Niagara Street and First Avenue and includes the subject lands. The west stage 
includes the section east and west of Rice Road. The downstream east stage will be constructed first. 
During construction flows will be maintained by temporary swales. Once a section is completed flow will 
be directed to the new channel and the temporary swales will be removed. Detailed information on the 
staging of the works has been provided to the NPCA by UCC. 

During the construction the following general construction mitigation measures are recommended for 
the construction works. 

• Soil erosion from construction sites can result in adverse environmental impacts if sediment-
laden stormwater runoff reaches the drain. Therefore, an erosion and sediment control plan 
should be implemented prior to any site alteration or construction. This plan is to be is to be 
approved by the NPCA; 

• All construction and development related activities should be confined to the established 
limit of development, except for those areas subject to naturalization where landscaping 
works are permitted; 

• To avoid impacts on breeding birds and other wildlife, removal of vegetation should be 
conducted between October 1 and March 31; 

• Though the drain is assessed to not support fish habitat, nevertheless, prior to works a fish 
salvage plan should be undertaken under MNRF; and 

• Storage of equipment and materials and the fueling of equipment should not permitted within 
30 m of a watercourse or PSW boundary. Ontario Provincial Standard Specification 180 is 
to be followed for the management of excess materials. 

6. Cumulative Impacts 

The cumulative impact of development on the natural heritage within the City of Welland is beyond the 
scope of this EIS. At the local level the subject lands lie within the NWSPA, and development of the 
surrounding lands will occur in the future. The secondary plan has identified EPA and ECA and 
development polices for their protection, therefor potential cumulative impacts within the secondary plan 
area has been addressed. 
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7. Policy conformity 

The following is a summary the proposed subdivision development conformity with relevant 
environmental development policies. 

7.1 Federal Fisheries Act 

Development and site alteration are not permitted in fish habitat except in accordance with federal 
requirements pursuant to the Fisheries Ac (1984). No fish habitat is associated with the drain and 
construction mitigation measures have been identified to protect fish via preconstruction fish salvage 
and sediment control measures to prevent downstream impacts; therefore, the draft plan is in conformity 
with the regulations of the Fisheries Act. 

7.2 Ontario Endangered Species Act (ESA) 

The Endangered Species Act (ESA, 2007) does not permit development or site alteration in habitat for 
threatened and endangered species except in accordance with provincial requirements detailed in the 
Act’s regulations. No habitat for endangered threatened species is found within or adjacent to the 
subject lands; therefore, the draft plan is in conformity with the regulations of the ESA. 

7.3 Niagara Peninsula Conservation Authority 

The NPCA regulates wetlands and watercourses pursuant to Ontario Regulation 155/06 under the 
provisions of Section 28 (1) of the Conservation Authorities Act, and therefor a permit from the NPCA 
is required for the realignment of the Towpath Drain within the subject lands. For the permit application 
the NPCA required that an EIS be undertaken. An EIS was completed in 2023 in support to of a work 
permit application and the NPCA has approved the proposed design, therefor the works are in 
conformity with their environmental development policies of the NPCA (NPCA 2022). 

7.4 Provincial Policy Statement 

The development policies of the current Official Plans of the Niagara Region and City of Welland are in 
conformity with Section 2.1 Natural Heritage of the Provincial Policy Statement (PPS, 2020), which is 
directed at a province wide protection and management of natural heritage resources. Therefore, 
conformity with the Official Plans ensures conformity with the PPS. 
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7.5 Niagara Region and City of Welland 

7.5.1 Niagara Region 

Section 3.1.30.4.1 of the Niagara Region Official Plan (2022) states that where a secondary plan has 
been approved after July 1, 2012, those portions that are not subject to a draft approved plan of 
subdivision or plan of condominium shall be approved in accordance with the approved mapping and 
policies of the secondary plan. The subject lands lie within the City of Welland Northwest Secondary 
Plan Area, Official Plan Amendment No. 29, which was approved by the Niagara Region, on July 14, 
2021. Therefore, conformity with the Secondary Plan is required by the Region. 

Schedule G of the Northwest Welland Secondary Plan designates the Towpath Drain and 30 m wide 
vegetated buffer as Environmental Conservation Area (ECA). There is also an area that extends south 
from this feature that the Plan designates as ECA. However, this area that extends south currently 
supports active farm field and does not have any natural heritage features. There are no Environmental 
Protection Areas (EPA) designated on the subject property. 

Under the Northwest Welland Secondary Plan, lands designated Environmental Conservation Area are 
subject to the policies of Section 6.1 of the Welland Official Plan. Under Section 6.1.2.3.C, where it is 
demonstrated that all, or a portion of, an Environmental Conservation Area does not meet the criteria 
for designation under this Plan, then the restrictions on development and site alteration set out under 
Section 6.1 do not apply. As demonstrated in this EIS, the only natural area within the subject lands 
that will be impacted by development is a 30m wide vegetated corridor that is associated with the 
Towpath Drain. The re-alignment and restoration of this feature has been authorized through a permit 
with the NPCA. The other southern area identified as ECA therefore may be developed, pursuant to 
Section 3.1.30.4.1 of the Niagara Region Official Plan. 

7.5.2 City of Welland 

Environmental development polices for the NWSPA are detailed in Section 7.3.1.6 Land Use Structure 
of the OPA No. 29 and natural heritage features are identified on Schedule G. Section 7.3.1.6 identifies 
that lands designated Environmental Protection Area (EPA) or Environmental Conservation Area (ECA) 
on Schedule G shall be subject to the polices of Section 6.1 Environment of City’s Official Plan (OP 
2019). 

No EPA is identified to occur within the subject lands. The drain corridor is identified as ECA. Section 
6.1.2.3.C states development and site alteration may be permitted without an amendment to the Plan 
in ECA, Natural Heritage Corridors, and on all adjacent lands if it has been demonstrated that there will 
be no negative impact on the natural features or their ecological functions. The proponent shall be 
required to prepare an Environmental Impact Study (EIS) in accordance with the Policies of this Plan. 
Schedule G shows that the vegetated corridor associated with the Towpath Drain through the subject 
lands is designated as ECA. The 2023 EIS completed by Beacon for NPCA approval for the realignment 
of the Towpath Drain assessed the corridor and found that there were no significant features and 
functions that would result in a significant negative impact and that naturalization of a 30m corridor 
identified for the realignment would maintain and/or enhance existing natural features and functions of 
the ECA associated with the drain; therefore the draft plan is in conformity with ECA development 
policies. 
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With respect to drainage features Section 7.3.1.6 of the OPA states that a headwater drainage feature 
assessment shall be required to the satisfaction of the City and the Conservation Authority prior to 
approval of development adjacent to those drainage features. The assessment shall evaluate and 
classify the drainage feature status based on criteria established by the Conservation Authority and 
shall determine if the drainage features are to be maintained in-situ, can be relocated or can be 
removed. The EIS completed by Beacon for the NPCA approval for the realignment of the Towpath 
Drain undertook the required headwater drainage feature assessment following the required protocol 
(TRCA/CVC 2014). Three headwater features were identified, and their assessment determined that 
their removal did not require mitigation. In addition, the OPA states that where drainage features are to 
be maintained or moved, applications for development shall use natural channel design techniques to 
maintain or enhance the overall productivity of the reach. The design for the realignment of the drain 
incorporates natural channel design and a naturalized 30 m corridor which will enhance the overall 
ecological function of the drain. Therefore, the draft plan is in conformity with drainage features 
development policies. 

With respect to wetland areas within the drain, Section 7.3.1.6 of the OPA states that for several small 
wetlands less than 0.5 hectares that prior to development, evaluation of these wetlands should be 
undertaken to determine if they are significant and warrant protection. The EIS completed by Beacon 
for the NPCA approval for the realignment of the Towpath Drain undertook an assessment of the 
functions associated with the wetland pockets within the drain and identified that they are not PSW. To 
mitigate the removal of the wetland pockets, the design for the realignment of the drain has incorporated 
the creation of wetland pockets that will increase the total wetland area within the drain; therefore, the 
draft plan is in conformity with wetland development policies. 

The Beacon EIS identified that the drain corridor supports a local wildlife movement corridor. Section 
7.3.1.6 of the OPA states that development can be located, designed, and constructed to maintain and, 
where possible, enhance the ecological functions of the natural heritage corridor in linking the natural 
heritage system or where an alternative corridor can be accommodated. In addition, stormwater 
management facilities are permitted within a corridor. Also, street crossings are permitted if they are 
designed with to facilitate safe movement of wildlife through the linkage. The naturalized corridor design 
for the drain realignment will maintain wildlife movement function and the draft will not require street 
crossings of the new drain. Based on the design of the drain realignment the draft plan is in conformity 
with respect to maintaining a wildlife movement corridor. 

8. Conclusion 

This EIS has been prepared in support of a proposed plan of subdivision to be located at 210 Quaker 
Road on lands that are located within the City of Welland Northwest Secondary Plan Area (NWSPA). 
This EIS detailed and evaluated the natural heritage features associated with the subject lands and 
assessed the potential impacts of the proposed development on ecological features and functions. This 
EIS concludes that with the implementation of the recommended design and construction mitigation 
measures, the proposed plan of subdivision is supported with respect to maintaining the natural heritage 
system of the City of Welland, Niagara Region and the Province. 
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Prepared by: Reviewed by: 
Beacon Environmental Beacon Environmental 

Ron Huizer, B. Sc. Lindsey Waterworth, B.Sc. 
Principal, Senior Ecologist Senior Ecologist 
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A g e n c y C o n s u l t a t i o n 



 

 
 

 
 

  

   
                

   

    

                                                                          

 
 

       

     

       
   

  

  

 
           

            
       

 
  

 
           

        
      

           
   

 
         

    

 
           

           
        
      

 
            

         
        

         
         

         

June 15, 2021 

Our File No.: PLOTH202100463 
BY E-MAIL ONLY 

Beacon Environmental 

80 Main St. N. 

Markham, On. L3P 1X5 

Attention: Ron Huizer B. Sc., Principal 

Subject: Application for Other, (TOR Review) 

Ashton Homes, Proposed Plan of Subdivision 
210 Quaker Rd. Welland 

ARN 271901000109600 

The NPCA has reviewed the Terms of Reference for a Scoped Environmental Impact Study, prepared by 
Beacon Environmental (March 24, 2021) submitted for review to the NPCA in preparation for future Planning 
Act Applications. The NPCA offers the following comments. 

NPCA Policies 

The NPCA regulates watercourses, flood plains (up to the 100 year flood level), Great Lakes shorelines, 
hazardous land, valleylands, and wetlands under Ontario Regulation 155/06 of the Conservation Authorities 
Act. The NPCA’s Policies, Procedures and Guidelines for the Administration of Ontario Regulation155/06 
and Land Use Planning Policy Document (NPCA policies) provides direction for managing NPCA regulated 
features. 

There are several NPCA regulated features on the subject lands including: headwater drainage features, 
unevaluated wetlands, and a regulated watercourse. 

1) NPCA staff note the presence of several headwater drainage features within the study area. Please 
revise the ToR to include assessment of all headwater features within the study area following 
protocols established in the Evaluation, Classification and Management of Headwater Drainage 
Features Guidelines (TRCA & CVC, 2014) http://www.trca.on.ca/dotAsset/180724.pdf. 

2) A Water Balance Study is required to understand the hydrology and ecohydrology of the 
watercourse present within the study area. This is typically evaluated with three years of field work. 
Please note that the planning process may continue as relevant studies are ongoing and fulfill the 
requirement to characterize features. NPCA staff utilize the best available science to inform 
approaches for characterizing features and their functions present on the landscape. While the 
Water Balance Study should be scoped with input from NPCA staff the following document provides 
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guidance for developing study requirements: Water Balance Guidelines for the Protection of Natural 
Features (TRCA, 2012). 

a. Should wetlands be identified within the study area a Water Balance Study will be required 
to understand the hydrology and ecohydrology of these features. This is typically evaluated 
with three years of field work. Please note that the planning process may continue as 
relevant studies are ongoing and fulfill the requirement to characterize features. NPCA staff 
utilize the best available science to inform approaches for characterizing features and their 
functions present on the landscape. While the Water Balance Study should be scoped with 
input from NPCA staff the following documents provide guidance for developing study 
requirements: Wetland Water Balance Risk Evaluation (TRCA, 2017), Wetland Water 
Balance Monitoring Protocol (TRCA, 2016) and Water Balance Guidelines for the Protection 
of Natural Features (TRCA, 2012). Links are provided below to these documents: 

i. Wetland Water Balance Risk Evaluation: 
https://trca.ca/app/uploads/2017/12/WetlandWaterBalanceRiskEvaluation_Nov2017. 
pdf 

ii. Wetland Water Balance Monitoring Protocol: 
https://sustainabletechnologies.ca/app/uploads/2017/02/TRCA-Wetland-Water-
Balance-Monitoring-Protocol.pdf 

iii. Water Balance Guidelines for the Protection of Natural Features: 
https://sustainabletechnologies.ca/app/uploads/2013/04/SWM-Criteria-
2012_Appendix-D.pdf 

3) NPCA staff request that any unevaluated wetlands identified on be evaluated per the criteria in the 
Ontario Wetland Evaluation System (OWES) to determine their significance, to be reviewed and 
approved by the Ministry of Natural Resources and Forestry. Further, please demonstrate through 
correspondence with the MNRF whether wetlands on the subject lands will/will not be be 
complexed with the Provincially Significant Niagara Street Cataract Road Woodlot Wetland 
Complex which is located <750 m west and north of the study area. 

4) NPCA staff note that the Terms of Reference has identified a single amphibian monitoring event to 
occur in April. Please revise the ToR to reference a specific protocol. NPCA staff note that a single 
monitoring event is not considered adequate to gather representative data and recommend that 
May and June surveys be included to be consistent with the Marsh Monitoring Protocol. 

5) NPCA staff have identified that candidate salamander breeding habitat and/or movement corridors 
may be present within the study area. Salamander surveys may include: visual searches for egg 
masses in combination with dip netting, and/or pitfall traps can be utilized to detect the presence of 
vernal pool breeding salamanders. Please note that additional permits are required from the 
Ministry of Natural Resources and Forestry for survey methodologies that include egg collection, tail 
snip, toe clip and/or minor trapping. Please revise the Terms of Reference to include salamander 
surveys in addition to the proposed anuran calling surveys. 

6) Please revise the Terms of Reference to identify what protocol will be followed when conducting 
Breeding Bird Surveys. 
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7) Please include call back surveys within the bird surveys as appropriate to increase potential 
detection of owls, raptors and other less conspicuous avian species specifically within the riparian 
corridor and within any wetlands identified within the study area. 

8) Please include ELC data sheets as an Appendix to the EIS. Please ensure that representative soil 
samples are included for each ELC polygon. 

9) Please revise the Terms of Reference to include bat maternity roosting habitat surveys 
within the riparian corridor and any swamp communities which are identified within the 
study area. Please identify the specific protocol(s) to be followed when conducting bat 
maternity roosting habitat surveys. Bat surveys typically require two surveys, one to 
determine the density of snags and cavities within a particular treed area and an acoustic 
survey or monitoring program to determine if bats are present in the area using acoustic 
bat detection equipment. 

Please let me know if you have any questions and I would be happy to facilitate further discussion. 

Jessica Abrahamse M.E.S., 

Watershed Planner NPCA 
(905) 788-3135, ext. 235 

Sincerely, 

cc: 
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A p p e n d i x C 

A p p e n d i x C 

Photographic Record 

Photograph 1.  Shallow Marsh (MAS2) in Drain Flow Channel Supporting Grasses and Large Bur-reed 

Looking East Downstream to Niagara Street 
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A p p e n d i x C 

Photograph 2.  Dry Channel with Forb Marsh Pocket (MAM2-10) at the Western Limit of the Subject lands 

Looking East 

Photograph 3.  Linear Thicket Swamp SWT2 within the Drain Corridor 
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A p p e n d i x C 

Photograph 4.  Buckthorn Cultural Thicket (CUT1) that Dominates the Drain Corridor, Looking East to 

Niagara Street 
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