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1.0 BACKGROUND 
 
J&R Hall Transportation Inc. is applying for a Zoning By-Law Amendment and 
Site Plan approval for their transportation operation, distributing centre and 
ancillary facilities.  The site is located at 552 Piper Street and 1101 Gladstone 
Road, see Figure 1. 
 
A truck transport/distribution centre has been operating at this location for several 
decades.  Elements of purposed changes on site include:  a warehouse building 
addition and a new wash building. 
 
A Pre-submission Consultation (PC-05/22) has occurred and the Region, 
Township, GRCA and various other agencies/utilities have provided comments. 
 
Regarding Natural Heritage features and functions, the PC-05/22 documentation 
notes that off site to the east of Piper Street a ROP-designated Significant Valley 
Landscape Level System and a Significant Woodland are present.  The subject 
lands are also entirely within the Natural Heritage System (NHS) of the Growth 
Plan for the Greater Golden Horseshoe. 
 
Based on a review of the preliminary site plan and the SWM brief, Regional Staff 
indicated on July 26, 2022 that an EIS was not required, rather that a Natural 
Heritage Brief would be acceptable documentation regarding the subject 
application. 
 
Elements to be addressed in the Brief were to include: 

 a summary of the features within 120m of the site; 
 

 an assessment of potential impacts related to the proposed development 
in the context of the Growth Plan Policies relevant to the NHS (Sections 
4.2.2, with particular reference to 4.2.2.3, and some policies of Section 
4.2.4) and any recommended mitigation measures (eg. recycling of wash 
water, and erosion and sediment control measures).  These suggestions 
were contained in an email from Jane Gurney, Principal Planner, RMOW 
to K.W. Dance of Dance Environmental Inc., and others dated July 26, 
2022.  

 
2.0 EXISTING CONDITIONS 

2.1 On Site 
Figure 1 shows that the subject property is primarily covered by pavement or a 
hard gravel surface,  in addition to the existing building structures such as an 
office, distribution centre, washbay and maintenance shop.  There are small 
narrow strips of grass and landscape tree plantings on the site perimeter.  There 
is not wild vegetation or habitat on the site. 
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Existing Drainage patterns are documented in the K. Smart Associates Limited 
(KSAL) Servicing and Stormwater Management Design Brief (2022a)  This 
document indicates that the existing site drainage is managed through overland 
flow directed toward Piper Street.  Runoff is collected by a road ditch at Piper 
Street and conveyed to the east side of Piper Street through existing culverts.  
Runoff is then directed to the Nith River, located on the east side of Piper Street. 
 
There are no features or areas on the subject property that would be considered 
to be Natural Heritage Features and Areas or Key Hydrologic Features (as 
defined by the Growth Plan).  Also, our assessment of the site has concluded 
that there are no candidate  Natural Heritage Features and Areas, nor are there 
candidate Key Hydrologic Features on site. 
 
 2.2 Off Site 
Figure 1 shows that all of the Natural Heritage System (NHS) elements within 
120m of the site are located off site, east of Piper Street. 
 
The western dripline of the Significant Woodland falls at or near the eastern 
margin of Piper Street (a paved two lane roadway). 
 
The Significant Valley is associated with the valley of the Nith River and the 
Significant Woodland portion located on the west bank of the river plays a role in 
stabilizing and shading the valley.  At the site level, we have observed on the 
ground, that the dripline of the Significant Woodland, which coincides closely with 
the eastern margin of Piper Street would be the closest edge of the NHS  to the 
proposed undertaking. 
 
An undisturbed setback of 75m or more will separate proposed construction from 
the closest margin of the NHS, see Figure 2. 
 
3.0 RECOMMENDED MITIGATION MEASURES 
Following a review of the proposed undertaking , existing conditions on site and 
within 120m, the content of existing consultants reports, and a review of the 
Growth Plan policies, the following mitigation measures are recommended: 
 
1.  Sediment control fencing and any other appropriate measures should be used 
to prevent sediment from leaving the disturbed area, throughout the construction 
period.  These sediment control measures should be installed before any 
earthmoving or stock piling begins.  The sediment control measures should be 
inspected by the Building Contractor on a daily basis and should be maintained 
and repaired as necessary to effect continuous protection from sediment 
transport beyond the construction footprint.  Any catch basins and culverts that 
might convey sediment off site should also be protected from sedimentation. 
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2.  Any existing landscape trees that are within 30m of any construction activity 
should be protected by orange construction fence placed beyond the dripline.  
This protection fence should be installed prior to any earthmoving or stock piling. 
 
3.  Water used in the truck washbay should be recycled. 
 
4.  Recommendations of the Salt Management Plan (KSAL 2022 b) should be 
implemented.    
 
4.0 ASSESSMENT OF POTENTIAL IMPACTS 
 
Using Section 4.2.2 of the Growth Plan as guidance and assuming 
implementation of the mitigation measures recommended in Chapter 3, above, 
the impact assessment is as follows. 
 

4.1 Assessment of Potential for Impact on Natural Heritage 
Features or Functions 

No vegetation clearing, grading or filling will occur within 75m of the Significant 
Woodland or the Significant Valley.  The NHS features are separated from the 
construction area by a paved driveway/parking area and by Piper St. (a 2 lane 
paved road). 
 
Sediment control fence will be placed between the construction zone and the 
NHS features to ensure that no silt washes off site.  Any drainage conveyance 
features (swales, culverts, catch basins) would also be protected by sediment 
control fence. 
 
No vegetation corridors that connect to the NHS will be interupted and orange 
construction fence will be placed prior to construction to protect the existing 
landscape tree plantings. 
 
The SWM Design Brief (KSAL 2022 a) indicates that there will be no change in 
volume of stormwater leaving the site, so there will be no reduction or increase in 
runoff entering the Significant Woodland and Significant Valley, so there will be 
no hydrologic changes to impact the NHS. 
 
Implementation of the Salt Management Plan recommendations (KSAL 2022 b) 
will ensure that no salt-related impacts occur to the NHS.  In summary, it is 
predicted that there will be no negative impacts on Natural Heritage features or 
functions. 
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4.2 Assessment of Potential for Impact on Key Hydrologic 
Features or Functions 

Existing runoff conveyance routes from the site to the Nith River will remain intact 
and will function as they currently do. 
 
No change in runoff volume from the site is projected. 
 
No change in vegetative cover on the site will occur. 
 
In summary, it is predicted that there will be no negative impacts on key 
hydrologic features or functions. 
 

4.3 Connectivity Along the NHS 
Currently there is very limited connectivity between the site and NHS.  Runoff 
leaves the site and contributes to flow in the Nith River.  The flow paths and 
volumes of surface water contributions will not be altered by the proposed 
undertaking. 
 
As noted previously, there is very limited vegetative connectivity between the site 
and the NHS. The narrow landscape tree corridors that occur on site will remain 
intact. 
 
Since the proposed development footprint is 75m or more away from the NHS 
there will be no direct impact on NHS vegetation and connectivity upstream and 
downstream along the Nith River corridor. 
 
In summary, it is predicted that there will be no negative impact on connectivity to 
and along the NHS. 
 

4.4 Removal of Other Natural Features 
There are no other significant natural features on the site since the area has 
been an active truck transportation facility for several decades and the trucking 
facility is surrounded by row crop agriculture and rural estate housing. 
 
In summary, it is predicted that there will be no negative impact on other natural 
features. 
 

4.5 Disturbed Area and Impervious Surface Area as Percentage of 
Total Developable Area 

Other consultants are addressing these policy requirements. 
 
Policy Section 4.2.3 of the Growth Plan  
The section regarding expansions to existing buildings and structures, accessory 
structures and uses applies.  The Natural Heritage Brief must demonstrate that 
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the proposed new use does not expand into key hydrologic features, key natural 
heritage features or vegetative protection zones.  As has been noted previously, 
because of the separation distance between the proposed construction footprints 
and the maintenance of existing surface water flow routes and volumes, no 
negative impact on hydrologic or natural heritage features is expected. 
 
Given the existing and proposed land uses on the site, the vegetative protection 
zone policy does not apply. 
 
Policy Section 4.2.4 of the Growth Plan 
All policy elements of Section 4.2.4 that are pertinent to the subject site and 
application have been addressed in the foregoing assessment. 
 
5.0 CONCLUSIONS 
 
Assuming that the recommended mitigation measures are successfully 
implemented, it is predicted that the proposed undertaking will result in no 
negative impacts to the Natural Heritage and hydrologic features present 75m  or 
more from the construction footprint. 
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FIGURE 2.  Site Plan, J&R Hall Transport Inc.
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