
Growth Management Study: 
Preferred SABE Options  

Council Workshop 

Wednesday, October 30 th, 2024



Agenda

ÁProgress on Official Plan update 

ÁRecent events affecting SABE work 

ÁSABE scenarios and evaluation 

ÁPreferred SABE options

ÁDiscussion

ÁNext steps 
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Goals of Today s SABE Workshop

VProvide Council with an overview of work 
completed to date

VPresent two SABE options and discuss next 
steps 
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County OP identifies need for: 
Á 450 ha of Community Land
Á 75 ha of Employment Land



Three SABE Scenarios Were Evaluated

ÁThree scenarios prepared for Community Land Needs: 
ÁScenario 1: 98% Alliston 

ÁScenario 2: 85% Alliston 

ÁScenario 3: 61% Alliston 

ÁEmployment Land Need 
ÁConsistent in all three scenarios (located in south Alliston)

ÁAll are viable scenarios
ÁRealistic and defensible under SABE criteria 

ÁDid not preclude other areas of FSA from being designated
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Summary of Scenarios
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Community 
Area (Ha)

Scenario 1: 
98% Alliston

Scenario  2: 
85% Alliston

Scenario 3: 
61% Alliston

Alliston 488 419 312

Beeton  9 17 24

Tottenham 0 59 160

Total 497 495 496

Employment 
Area (Ha)

Scenario 1: 
98% Alliston

Scenario  2: 
85% Alliston

Scenario 3: 
61% Alliston

Alliston 190 190 190

Beeton  0 0 0

Tottenham 0 0 0

Total 190 190 190

Land areas above include non -developable lands (i.e. takeouts )

Land areas above include non -developable lands (i.e. takeouts )



Recent Events Affecting SABE Work 

ÁMinisterial Review of COPA 7

ÁHonda Proposal

ÁBill 185

ÁNew Provincial Planning 
Statement (PPS) 
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Fiscal Impact Analysis (FIA) of Three SABE 
Scenarios 

ÁCreate complete communities, characterized by efficient and cost -
effective infrastructure and services (among others) 

ÁEngineering infrastructure costing of SABE scenarios

ÁFIA completed in phases: 
ÁPart 1 ² Capital cost evaluation of SABE Scenarios (prepared by Tatham) 

ÁPart 2 ² FIA of two SABE Options 
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Applying Costing Criteria to Scenarios 
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Order of Magnitude Cost Estimates 

Location / Upgrade  Scenario 1  

($millions)  

Scenario 2  

($millions)  

Scenario 3  

($millions)  

North Alliston  $137.2  $125.9  $125.9  

East Alliston  $21.6  $18.9  $0.0  

Alliston Employment Area & South Alliston  $64.3  $67.0  $64.3  

West Beeton & Beeton MZO  $45.0  $46.8  $46.8  

South East Beeton  $0.0  $0.0  $5.4  

Brendan Holly WWTP Expansion $290.0  $270.0  $231.0  

Collingwood WTP Expansion & Upgrade New 

Tecumseth Regional Pipeline  
$200.0  $200.0  $200.0  

North Tottenham  $0.0  $18.5  $28.2  

East Tottenham  $0.0  $27.9  $51.2  

Tottenham WWTP Upgrade  $0.0  $34.0  $92.0  

Total  $758.1  $809.0  $844.8  
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Key assumptions: 
Á Class D opinion of probable costs (25% margin of error)
Á Includes Beeton MZO costs 



Key Findings of Capital Cost Analysis

ÁScenario 1 has the lowest costs
ÁScenario 2 is ~7% higher than Scenario 1

ÁScenario 3 is ~11% higher than Scenario 1

ÁLargest capital works are Brendan Holly Wastewater Treatment Plant 
Expansion and Collingwood Water Treatment Plant Expansion and New 
Tecumseth Regional Water Pipeline Upgrade

ÁAdditional infrastructure costs under Scenarios 2 and 3 largely due to 
vertical and linear works around Tottenham
ÁMajority of infrastructure costs are associated with vertical infrastructure, less 

affected by the location and configuration of SABE
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Applying Planning Criteria to Scenarios 
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SABE Evaluation Criteria Based on Planning Policy
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Provincial 
·PPS, Growth Plan, 

Provincial Planning 

Statement

County
·Simcoe Official Plan

·COPA 7

Town 
·Official Plan 

·Approved 

SABE criteria

Note: SABE criteria were developed prior to the new PPS. The new PPS replaces the current PPS and Growth Plan.



Results of SABE Scenario Evaluation 
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Scenario 1: 98% Alliston 
Scenario 2: 85% Alliston & 

Scenario 3: 61% Alliston 

Á Largely meets SABE 

criteria 

Á Concentration of lands 

around Alliston allows for 

better use of existing 
infrastructure, access to 

multi-modal transportation 

and best achieves climate 

change objectives 

Á Generally meets SABE 

criteria 

Á Key distinguishing feature is 

inclusion of lands surrounding 

Tottenham and associated 
infrastructure costs. 

Á Additional rounding out of 

Beeton included in these 

scenarios. 

Fully meets criteria

Generally meets criteria

Somewhat meets criteria



SABE Evaluation Based on Council Approved Criteria 
Criteria {ŎŜƴŀǊƛƻ ά.Ŝǎǘ aŜŜǘǎέ /ǊƛǘŜǊƛŀ Comments 

1 !ŎƘƛŜǾŜǎ ¢ƻǿƴΩǎ ht ǘŀǊƎŜǘ ƻŦ рл ǇŜƻǇƭŜκƧƻōǎ ǇŜǊ 
hectare in conjunction with Growth Plan 2051 
population and employment forecast

All scenarios Also achieves COPA 7 density target of 55 
people/jobs per hectare.

2 Lands will not result in Town exceeding Growth 
Plan 2051 horizon of the approved population and 
employment forecast

Scenario 1 and 2 No scenario exceeds 2051 population
Scenarios 1 and 2 best meet climate change 
lens of limiting development on Prime Ag. 

Lands 

3 Close proximity to Primary Settlement Area of 
Alliston

Scenario 1

4 Three downtowns of Alliston, Beeton and 
Tottenham are preserved and remain unique

Scenario 1 All scenarios preserve downtown character. 
Scenario 1 best meets climate change lens by 
supporting opportunities for reducing auto-

dependency as well as reducing GHG emissions 

5 New development supports unique characteristics 
of the corresponding community

All scenarios 

6 Sufficient identified capacity to service the lands 
with full municipal water and wastewater within 
the Growth Plan horizon to 2051

All scenarios Provided Tatham-recommended infrastructure 
is constructed.
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SABE Evaluation Based on Council Approved 
Criteria Continued 

Criteria {ŎŜƴŀǊƛƻ ά.Ŝǎǘ aŜŜǘǎέ /ǊƛǘŜǊƛŀ Comments 

7 Sufficient capacity available for full life cycle 
cost of facilities and infrastructure, and is 
financially viable over the full life cycle of these 

assets

Scenario 1 Financial impact is similar under all scenarios. 
Scenario 1 has lowest upfront capital costs.

8 Lands are contiguous with existing settlement 
area boundaries of Alliston, Beeton and 
Tottenham, and do not contribute to a leap- 

frogging effect

Scenario 1 All scenarios have lands contiguous with 
existing settlement area boundaries. 
Scenario 1 best meets climate change lens of 

compact, multi-modal complete community. 

9 Promotes a mix and range of housing types for 
people of all ages and assists the Town with 
achieving the overall Town intensification target 

of 40% as identified in the Official Plan

All scenarios 

10 Supports the Town's Multi-Modal
Transportation Master Plan by being located 
near existing or planned future transit

Scenario 1 Existing transit line provided by Simcoe County 
(Route 5 ς Alliston to Bradford)

11 Within close or reasonable proximity to existing 
or future public service facilities

Scenario 1 Public service facilities are distributed relatively 
evenly across the Town; however, Alliston has 
the greatest concentration 
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SABE Evaluation Based on Council Approved 
Criteria 

Criteria {ŎŜƴŀǊƛƻ ά.Ŝǎǘ aŜŜǘǎέ /ǊƛǘŜǊƛŀ Comments 

12 Proposed developable lands are not located 
within natural heritage features or areas of 
natural heritage significance, and not within 

areas identified as environmentally protected 
within the Town's Official Plan

All scenarios 

13 Developable lands on designated Rural lands in 
ǘƘŜ ¢ƻǿƴΩǎ hŦŦƛŎƛŀƭ tƭŀƴ ŎƻƳǇŀǊŜŘ ǘƻ ōŜƛƴƎ 
located on Prime Agricultural Lands 

Scenario 2 Scenario 2 has the least amount of Prime Ag 
Lands included in SABE 
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Complies with Minimum Distance Separation 
(MDS) to existing livestock facilities

No adverse effects on the agri-food network

All scenarios See Agricultural Impact Assessment

16 Meets the policy intent of the Town Official PlanAll scenarios 
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SABE Evaluation Based on Council Approved 
Criteria ² Employment Uses 
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Criteria {ŎŜƴŀǊƛƻ ά.Ŝǎǘ aŜŜǘǎέ 
Criteria 

1 Within close or reasonable proximity to 
the Provincially Significant Employment 
Zone in Alliston and/or other designated 

employment areas in the communities of 
Beeton and Tottenham within the Town's 
Official Plan

All scenarios 

2 Not within close proximity to sensitive
land uses

All scenarios 

3 Located near or in close proximity to major 
goods corridor (i.e., Highway 89 or CP rail)

All scenarios 

4 Provide a range and size that is suitable to 
meet market choice including strategic 
investment sites to attract

All scenarios 

Same Employment 
area SABE proposed 

under all three 
scenarios 



Stakeholder Feedback
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Extensive Community Engagement & Online Survey
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ÁSurvey (March 1²June 3, 2024) had 758 
responses, with 96% being local residents
Á 46% preferred Scenario 1 (¬all Allistonº)

Á 20% and 34% supported Scenarios 2 and 3

ÁCommunity priorities in order of 
importanceÊmainly focused in Alliston
1. Healthcare

2. Recreation

3. Parks

4. Safe travel routes

5. Retail

6. Education

7. Employment

8. Housing

9. Transit



Agricultural Impact Assessment (AIA) 
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Key AIA Findings 

ÁMost land in New Tecumseth is designated 
as Prime Agricultural Êimpossible for SABE 
to avoid 

ÁKey findings: 
ÁPrioritize ¬Ruralº designations over ¬Agriculturalº 

ÁSoil quality highest outside Employment Area 
SABE and North Alliston

ÁMinimum Distance Separation (MDS) needs to 
be addressed when planning for East Alliston

ÁMore land fragmentation around Alliston than 
around Beeton /Tottenham 

ÁNo topographical constraints 
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Preferences for Urban Land 
Development 
ÁNorth & South Alliston:  Areas are more suitable for 

SABE, as they contain lower -priority soils (Class 2 -3) and 
fewer MDS setbacks

ÁEast Alliston:  Contains high quality Class 1 soils and 
moderate land fragmentation Êa somewhat higher 
priority for agricultural land preservation

ÁWest & East Beeton : Areas contain mostly Class 1 soils 
with some fragmentation

ÁNorth & East Tottenham:  Lands consist mainly of Class 
1 soils with minimal fragmentation, and limited MDS 
setbacks
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Two SABE Options Have Been Developed

    1. ¬Alliston/Beeton º SABE
    2. ¬Three Communitiesº SABE  
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The ¬Alliston/Beeton º SABE The ¬Three Communitiesº SABE

¬Three 
Communitiesº 

designates land 
in Tottenham 

instead of East 
Alliston

¬Alliston/ 
Beetonº SABE is 

variation of 
Scenario 1 

¬Three 
Communitiesº 

SABE is 
variation of 

Scenarios 1 & 3 
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Settlement Area Boundary Expansion -  Alliston

Alliston Beeton  Scenario
Community Area
Total Area: 210 ha
Total Non -Developable Area: 51 ha
Gross Developable Area: 159 ha

Both Scenarios
Community Area
Total Area: 465 ha
Total Non -Developable Area: 219 ha
Gross Developable Area: 246 ha

Both Scenarios
Employment Area
Total Area: 195 ha
Total Non -Developable Area: 20 ha
Gross Developable Area: 175 ha



Settlement Area Boundary Expansion -  Beeton

Both Scenarios
Community Area
Total Area: 97 ha
Total Non -Developable Area: 4 ha
Gross Developable Area: 93 ha

Both Scenarios
Community Area
Total Area: 14 ha
Total Non -Developable Area: 0 ha
Gross Developable Area: 14 ha

MZO



Settlement Area Boundary Expansion -  Tottenham

Three Communities Scenario
Community Area
Total Area: 102 ha
Total Non -Developable Area: 34 ha
Gross Developable Area: 68 ha

Three Communities Scenario
Community Area
Total Area: 84 ha
Total Non -Developable Area: 10 ha
Gross Developable Area: 74 ha



Fiscal Impact Analysis ² Part 2 ² Results 
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SABE Growth Statistics
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Measure Current State 
(2021)

Growth Within 
SABE

Growth Outside 
SABE

Future State 
(2051)

Population 45,480 22,195 12,915 80,590

Households 15,850 6,917 10,683 33,450

Community Area 
Jobs

7,840 2,467 3,923 14,230

Employment Area 
Jobs

10,550 2,618
1,762

4,380

Rural Area Jobs 2,360 0 100 2,460



Costs and Their Funding Sources
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Cost Main Funding Sources 

New Water & Wastewater Capital ² Initial Cost Development charges

New Water & Wastewater Capital ² Asset 
Management

Utility rates

New Water & Wastewater Capital ² Operating Utility rates

New Transportation & Other Services Capital ² Initial 
Cost 

Development charges

New Transportation & Other Services Capital ² Asset 
Management Property taxes

New Transportation & Other Services ² Operating Property taxes

Other Incremental Operating Costs
Property taxes



Key Revenue Assumptions

ÁTax revenue based on 
applying current tax rates to 
future CVA growth in SABE

ÁUtility rate revenue based on 
applying current rates to water 
usage in SABE at prevailing 
flow rates
ÁUnder existing supply agreement 

with Collingwood
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Location Average Median Minimum Maximum

Alliston Wards 1-4

Singles/semis 483,000$          470,000$          342,000$          1,292,000$        

Rows 360,000$          356,000$          317,000$          458,000$          

Apartments 375,000$          341,000$          214,000$          548,000$          

Beeton Ward 6

Singles/semis 483,000$          466,000$          357,000$          748,000$          

Rows 360,000$          356,000$          317,000$          458,000$          

Apartments 290,000$          291,000$          230,000$          378,000$          

Tottenham Ward 8

Singles/semis 514,000$          506,000$          340,000$          761,000$          

Rows 357,000$          354,000$          324,000$          399,000$          

Apartments 312,000$          306,000$          234,000$          419,000$          

All Wards

Singles and Semis 486,000$          480,000$          58,000$            2,861,000$        

Rows 352,000$          352,000$          242,000$          1,410,000$        

Apartments 349,000$          311,000$          214,000$          548,000$          



Key Cost Assumptions

Utility Rate Funded Services (Water and Wastewater)

Á Initial SABE capital costs taken from Tatham analysis

Á Asset management requirements based on full funding requirements over entire lifecycle of new 
assets

Á Operating cost increase based on current operating expenditures per pop/emp discounted by 40%

Property Tax Funded Services (Transportation and Other Services)

Á Transportation and some Stormwater SABE capital costs taken from Tatham analysis

Á Public service facilities assumed based on maintaining existing capital service levels (i.e. new 
recreation facilities, libraries, fire stations)

Á Asset management requirements based on full funding requirements over entire lifecycle of new 
assets

Á Operating cost increase based on current operating expenditures per pop/household/employment 
discounted depending on service area

35



Current Utility Rates Could Fund Additional Water 
and Wastewater Costs 

ÁUtility rate impact between scenarios is marginal

ÁAlliston/ Beeton  SABE
ÁTotal Cost ² $9,000,000

ÁTotal Revenue ² $9,400,000

ÁDifference ² $400,000

ÁThree Communities SABE
ÁTotal Cost ² $9,700,000

ÁTotal Revenue ² $9,400,000

ÁDifference ² ($300,000)
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Tax Revenue Under Current Rates Would Exceed 
Additional Costs Under Both Options 

ÁAlliston/ Beeton  SABE
ÁTotal Cost ² $16,200,000

ÁTotal Revenue ² $23,400,000

ÁDifference ² $7,200,000

ÁThree Communities SABE
ÁTotal Cost ² $17,100,000

ÁTotal Revenue ² $23,800,000

ÁDifference ² $6,700,000
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FIA Conclusions

ÁDevelopment of SABE likely to result in a net fiscal benefit at build out

ÁAlliston/ Beeton  SABE generates greater fiscal benefit, but difference 
is marginal

ÁThat said,
ÁDC rate impacts have not been calculated, and will likely increase

ÁTown has existing fiscal pressures, including current and future debt obligations 
and asset management commitments

ÁCosts associated with financing new infrastructure (including debt) not included in 
analysis
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Discussion Questions

1. How much future expansion should be directed to Alliston?

2. What role does Tottenham play in accommodating future growth? 

3. SABE decision making ² does Council want a staff recommendation? 
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Additional Slides for Q&A
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Scenario 1: 98% Alliston 
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O. Reg. 172/06 states no 
development in hatching unless 
mitigation measures put in place

Red identified as ¬high riskº 
flooding in Stormwater  

Management Plan (Fig. 4.5.1)









Scenario 2: 85% Alliston 
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