
Notes

# C/R

1.0 C The Hydrogeological Report was to provide a feature based water balance and present 
information and a supporting analysis on a monthly basis. The water balance that is included 
in the Function Servicing Report is limited to the site and needs to be revised to provide 
additional information in order to understand impacts to the wetland.

Description

19-59 Lowes Road Zoning By-Law Amendments (ZC1615) & Draft Plan of Vacant Land of 
Condominium Subdivision
City of Guelph Comments

Staff have had an opportunity to review the above noted proposal for a rezoning and vacant
land of condominium application to create 36 single detached dwellings. A private road,
sidewalks and a stormwater management facility are proposed to be common element areas

  Reports Reviewed
The comments below are in response to the review of the following plans & reports:
     • Environmental Impact Study prepared by Aboud and Associates dated May 31, 2017,
    • Tree Inventory and Preservation Plan, dated May 31 2017
    • Functional Servicing Report, dated May 2017
    • Geotechnical Investigation Report, dated May 2017
    • Scoped Hydrology Study, dated May 2017
    • Soil infiltration letter (November 13, 2017)
    • Groundwater Mounding Assessment Letter (November 13, 2017)
    • Revised Infiltration and Water Balance Calculations (November 14, 2017)
    • EIS Addendum (November 17, 2017), and
    • Response matrix (January 19, 2018)

Staff note that no formal comments with respect to the above have been provided to date
and that the supplemental information was provided to facilitate the City’s peer review of
the Hydro G report and a supplementary meeting to discuss the peer review held on
January 19, 2018. Staff have also considered the advice and recommendations provided via
the peer review preparation of these comments.

The application, including the May 2017 EIS was brought to EAC for the City to obtain
advice on August 9, 2018. The advice obtained from EAC has been considered and
incorporated into these comments and a copy of the committee’s formal motion is also
attached for reference.

Based on this environmental planning staff offer the following comments:

Comments dated February 15, 2018 - April Nix, Environmental Planner

Hydrogeological Report
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# C/R Description

R

R

2.0 C

R

3.0 C

R

4.0 C

R

5.0 C

R

6.0 C

R

7.0 C

R

Ground Water Mounding

Infiltration Testing

The previous geotechnical report released in May 2016 had provided recommendations for a 
wet pond design. During the submission in May 2017, the geotechnical report had not been 
revised to incorporate the results of the long term monitoring or the change to a dry pond 
design. As such, the revised geotechnical report provides recommendations for the proposed 
dry pond (lined). 

See comments from Engineering staff and the peer review comments prepared by Cole 
Engineering.
See Response table for Development Engineering comments

The Geotechnical Report anticipates dewatering to be necessary for construction – how will 
this be mitigated? Please clarify and provide some recommendations which would be further 
refined through detail design.
The hydrogeological report (Section 4.7 - Dewatering Considerations) provides preliminary 
dewatering estimates for the proposed site servicing and proposed external drop structure 
along with recommendations to mitigate potential impacts as a result of the dewatering. The 
geotechnical report incorporated the potential dewatering rates based on preliminary inverts 
however redirects the reader to the hydrogeology study for more information pertaining to 
site dewatering activities. 

The Geotechnical report also notes concerns about groundwater interfacing with the with the 
SWM facility which would continue appear to contradict the other technical reports. 
Clarification through a comprehensive and coordinated resubmission is needed.

Analysis of the feature water balance discussed in Section 2.1 (AA, 2018). Potential impacts to 
Tributary E due to increased impervious surface recognized, mitigation through on-site SWM 
by Stantec provided.

Monthly impact of runoff volume increase discussed in Section 4.0 Feature Based Water 
Balance for Tributary E of PSW. Expected to have no impact as falls within variation of runoff 
volume that occurs naturally due to variation in precipitation.

The peer review provided by Cole Engineering has identified a number of concerns, including 
the representative nature of the monitoring data to date, EAC also raised similar concerns 
through its motion (attachment 1). These comments are supported and should also be 
addressed.

See Response table for Cole Comments and EAC comments

See Engineering staff comments regarding concerns relating to the high ground water table 
and relating City requirements.
See Response table for Development Engineering comments

See comments from the peer review comments prepared by Cole Engineering. Environmental 
Planning staff note that EAC also identified concerns regarding the need for a mounding 
analysis to inform the development proposal.

See Response table for Cole Comments and EAC comments
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# C/R Description

8.0 C

R

9.0 C

R

R

10.0 C

R

Reduction of impervious areas have resulted in a reduction of surface runoff discharging from 
the outlet, minimizing any impacts to the existing natural features.

Water Budget

A natural feature water balance was to be provided to support the EIS. This water balance 
should include information regarding the characterization hydroperiod of the wetland and 
potential for impacts as it relates to the frequency, duration, timing, magnitude and rate of 
change in relation to the hydroperiod as a result of the development proposal. The water 
balance in the FSR is for the site only and doesn’t appear to consider or characterize the 
hydroperiod of the wetland or any impacts. A natural feature based water balance needs to 
be prepared to support demonstrating how there will be no hydrological impact to the 
wetland feature, as well as the headwater tributaries that are within the wetland. The peer 
review provided by Cole Engineering also notes concerns of impacts to the wetland as it 
relates to seasonal runoff volumes and changes in the shallow ground water elevations and 
by extension how this could impact surface water quality within headwater features within 
the wetland itself. These concerns need to be addressed and supported with a science 
based analysis that should integrate information between the EIS and the other supporting 
reports.

The peer review comments provided by Cole Engineering highlight concerns regarding the 
monthly water balance reports included in the Stantec Functional Servicing Report and note 
a gap in the analysis with respect to the localized impacts to the hydrology of the nearby 
wetlands. Environmental planning staff also share this concern, which needs to be addressed.

Refer to Sections 2.1 & 2.2 (AA, 2018) which address potential effects on the natural feature 
water balance and impacts to the flow regime.

Refinement to reduce the amount of impervious area and the overall reduction (loss) of 
evapotranspiration post development is encouraged. Based on the comments from 
Engineering staff and the peer review this may assist in meeting City requirements and reduce 
the amount of water (increase) being discharged to the wetland post development.

Impervious Areas have been reduced by changing the concept from 60 townhouses to 36 
singles

The EIS Addendum (2018) addresses the potential ecological impacts the proposed 
development may have on the natural features in Sections 2.1 (Natural Feature Water 
Balance), 2.2 (Analysis of Flow Impacts on Natural Features) & 2.8 (Temperature Regime). 
These sections detail the existing conditions and their sensitivity to the increase in surface 
runoff from SW02, while taking into account other surrounding environmental factors.
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# C/R Description

11.0 C

R

12.0 C

R
13.0 C

R

14.0 C

R

15.0 C

R

Environmental Impact Study

Refer to Figure 4 - Feature Water Balance Drainage Area from Stantec SWM Report (2018)

A map of the subwatershed catchment/subcatchment areas, supported by a 
characterization of the are being referred to/considered with respect to a feature (wetland) 
water balance analysis in either the EIS or the related technical reports would be an asset, as 
the current analysis appears to change scale/scope between the various reports.

Stormwater Management

Engineering staff comments, supported by the peer review from Cole Engineering include 
concerns regarding the proposed SWM approach. Environmental planning staff share 
concerns with the SWM approach given the increase in annual runoff volume proposed to be 
conveyed to the wetland. Opportunities to manage storm water at the site level (through 
infiltration and evapotranspiration) are encouraged to reduce the amount of runoff being 
directed to the wetland post development. This approach is also supported by the 
Engineering staff comments.

Section 2.1 Natural Feature Water Balance (AA, 2018) addresses the potential impacts of the 
increase in surface runoff to the natural feature and details the mitigation provided by the 
proposed on-site SWM facilities.

Incorporating LID measures into the ROW along the frontage of Lowes Rd is also encouraged 
– as this would better mimic the existing on site hydrology and drainage patterns post 
development and also avoid additional contributions of road drainage towards the wetland.

Refer to Section 3.3 of Stantec SWM Report (2018)
The Hanlon Creek Subwatershed Study (HCSWS) established objectives for stormwater 
management within the subwatershed relating to the protection of the NHS and water 
resource feautres. Generally, the HCSWS promotes infiltration of clean water to support 
natural heritage and water resource features and functions. Where infiltration cannot be 
achieved, other Low Impact Development techniques are to be considered and proposed 
for both quantity (i.e., storage) and water quality (filtration, thermal). This should be a key 
mitigation strategy to integrate into the SWM approach and the EIS.

Refer to Section 3.3 of Stantec SWM Report (2018)

The EIS addendum (2018) describes the benefits of the SWM approach developed by Stantec 
and how it will minimize potential impacts on the existing natural features

The EIS and supporting documents were specifically to include a natural feature water 
balance per comment 10 above. This is required to demonstrate the potential impacts as a 
result of the proposed development and how they are being mitigated.
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# C/R Description

16.0 C

R

R

17.0 C

R

R

18.0 C

Section 2.2 Analysis of Flow Impacts on Natural Features (AA, 2018) addresses the existing 
conditions of the natural features and how the increase in surface runoff is not of ecological 
concern.

Refer to revised Site water balance and Feature based water balance calculations and 
discussion in Stantec SWM report (2018)

Refer to Section 2.3 Hanlon Creek Watershed Plan (AA, 2018)

The EIS notes an annual increase in runoff to the wetland of 3,384m³ per year and that this 
represents the equivalent of 0.16mm event over the direct surface runoff of the entire 
(Hanlon?) watershed. Given that we are dealing with a sub catchment for an unnamed 
tributary that connects to Tributary E of the Hanlon Creek subwatershed – this would appear 
to be a substantial increase. The submitted EIS addendum adds rates (mm/yr) based on 
supplement information regarding infiltration and water balance information for the site, yet 
neither document provides an analysis on how this demonstrates the protection or 
enhancement of the quality and quantity of water or the hydrological functions of the 
wetland. The peer review comments provided by Cole Engineering also identified concerns 
and provided recommendations regarding these concerns which should also be 
incorporated and addressed.

Refer to revised Site water balance and Feature based water balance calculations and 
discussion in Stantec SWM report (2018)

The role of the buffer zone present between the wetland and SW02/SW01 was also based on 
the recommendations of the subwatershed study. Specifically the 50m buffer was established 
to provide upland/early successional habitat for wildlife foraging adjacent to the wetland, 
including deer. Staff again note that these areas were not intended to facilitate increases in 
peak flow or volume being conveyed to tributary E.

Furthermore the EIS was to incorporate and address the recommendations and requirements 
from the Hanlon Creek Subwatershed Study. Specifically staff note that a primary 
recommendation from the subwatershed study for tributary E was that no urban drainage was 
to be permitted. The study recognized however, that for areas where there is an existing 
positive drainage outlet, that this outlet and it’s associated drainage was to be maintained 
and support overland flow/ flood functions (which would appear to be consistent with its 
present day use). The subwatershed study specifically does not support higher peak flows or 
increases in volume to tributary E including its surrounding wetland due to concerns regarding 
terrestrial and thermal impacts. A proposed SWM approach should be following the 
subwatershed study recommendations – please clarify.
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# C/R Description

R

R

19.0 C

R

20.0 C

R

21.0 C

R

22.0 C

R

Refer to Section 2.6 Bat Habitat- Mitigation & Timing Windows (AA, 2018) for timing window 
recommendations for both the demolition of existing structures and erection of bat boxes.

Given the Engineering comments regarding the periphery swale approach around the site, it 
would appear that there is an opportunity to reconsider protection of trees along the west 
side of the site, particularly the Eastern White Pines (T145-T162). The majority of these native 
trees are in good or excellent condition and provide various benefits and services to the 
neighbourhood and City including reduction of air pollution, habitat for urban wildlife, mental 
health benefits, carbon sequestration and screening/aesthetic improvement. Given their 
condition and location, these trees are high priority for preservation.

In addition to the Eastern White Pines, staff have noted a number of other notable trees 
based on size, condition and species on the site and would encourage consideration for 
preservation of these trees during site redesign to address the remainder of the City’s 
comments. Consider integrating these trees into the proposed urban landscape (i.e., amenity 
areas, stormwater area, front or rear yards) and including trees no T142, T143, T90, T91, T41, T31-
T37.

Refer to Section 2.7 Retention of Notable Trees (AA, 2018)

In order to prevent similar channelization impacts as seen around SW01 due to the changes in 
the patterns of drainage conveyance from SW02 from the site the EIS and SWM design should 
consider the need for dissipation control post outlet as part of the mitigation approach. 
Restoring and enhancing the area beyond the outlet with additional plantings as part of a 
mitigation approach is also encouraged.

Refer to Section 2.4 Outlet Enhancement (AA, 2018) for consideration of mitigation 
approaches and restoration measures.

Within the EIS addendum and based on email correspondence (August 21, 2017) terrestrial 
crayfish searches were completed – with no evidence of the species within the wetland limit 
near SW02, that said the report concludes that the broader wetland complex remains 
“candidate habitat” for SWH. Terrestrial crayfish are a species which is reliant on the shallow 
ground water regime and is highly sensitive to changes of wetlands hydro period/shallow 
ground water regime, particularly during the summer months when the species is most active. 
How has the potential changes resulting in the increase of runoff being discharged to the 
wetland been considered in terms of these types of ecological functions?

Refer to Section 2.5 Terrestrial Crayfish (AA, 2018). This section details the potential effects on 
crayfish due to changes in hydrologic regime, and considers the mitigation measures taken 
on-site in comparison to those suggested in the Significant Wildlife Habitat Mitigation Tool 
(MNRF, 2014)
With respect to bat habitats and species at risk, in addition to the recommended bat boxes, 
should there be consideration of timing windows (for demolition of buildings and erecting 
houses)? Details regarding the design of boxes can be dealt with through the EIR.

Response to clarification question did not provide source within HCSWS for "intended use of 
buffer". The buffer in question has already been approved for conveying flow from the subject 
lands through the Conservation Estates Development. The HCSWS does not place restrictions 
on any increase to that flow.

Refer to Section 2.3 Hanlon Creek Watershed Plan (AA, 2018) for characterization of existing 
buffer and analysis of functions for wildlife.
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