Landowner requests for Community Lands located in North Alliston Focus Study Area

Summary of Phase 2 and 3 submissions

|Response

Parcel information

Landowner ID: 9

Total hectares: 25.676 ha

Address: 144 King St. N

Roll number: 432409000109000 & 432409000109901

Subject lands are designated as Agricultural. AlA concluded:

The removal of the ‘prime agricultural land’ in proximity to the existing development in the Town of New
Tecumseth minimizes the impact to the surrounding agricultural system, utilizing agricultural land in proximity to
existing development helps to mitigate the impact on the surrounding agricultural land base, Agricultural lands in
proximity to existing urban development can be expected to have elevated the land price in excess of what is
economically viable for retention of the lands in agricultural crop production, the development of the Subject
Lands would be in compliance with the Minimum Distance Separation guidelines and does not impact and
agricultural infrastructure supporting the agricultural system and, there is no ability to provide for urban growth in
the Alliston area without impacting ‘prime agricultural land’.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Archaeological Assessment concluded that a complete excavation has been carried out and the subject lands
have no further cultural value or interest.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Subject land is currently primarily cultivated farmland (sod farm). A woodland and ephemeral, channelized
watercourse are also found within the subject property. A number of mitigation measures have been
recommended to offset potential adverse effects on the woodland and the watercourse. A permit will be required
from the NVCA for proposed development or site alteration within the regulated area. A number of mitigation
measures have been recommended to offset the potential adverse effects on the woodland and watercourse
through the EIS. The Conceptual Natural Corridor Design Brief Tributary of the Boyne River was prepared to
design a proposed realignment of a tributary of the Boyne River.

It appears the watercourse on the property (Nottawasaga River tributary) meets the definition of a watercourse
and is regulated by the NVCA for natural hazards (flood and erosion). There are no wetlands present. This
property is also mapped as being within a wellhead protection area, significant groundwater recharge area, and
highly vulnerable aquifer. A permit from NVCA will be required.

Archaeological Assessment concluded that a complete excavation has been carried out and the subject lands
have no further cultural value or interest.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

FSR concluded that stormwater quality, erosion and quantity control for the proposed development will be
provided within two stormwater management ponds with outlets to the channelized tributary of the Boyne River,
further detailed study and assessment will be required to determine the preferred route of the wastewater outlet
for the GB (Alliston) Inc. lands and identify new additions and upgrades to the existing receiving wastewater
sewers, pumping stations and forcemains as well as the wastewater treatment plant.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.

TIS concluded that with the proposed mitigation measures in place over the 2031 to 2041 future total horizon
years, the proposed development will function well within the road network assessed in the study area. The
proposed accesses and internal site intersection will operate at an acceptable level of service.

The Secondary Planning process will consider the wider highway network and infrastructure including active
transportation and recommendations of the Multi-Modal Active Transportation Master Plan and Engineering
Design Criteria and Standards .

The Hydrogeological Investigation Report concluded that general construction practices are recommended for
the de-watering process, but no impediments to development of the land were identified. A number of
recommendations were made for development.

Dewatering must take place in accordance with the relevant Provincial guidelines and permitting processes.

The Landfill Impact Assessment concludes that the landfill sites, due to their characterization, closure and
location, will not impact the proposed redevelopment located upgradient of the landfills boundary lines.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The Soil Investigation Report makes detailed recommendations for the future construction of residential uses on
the Subject Lands.

RMO clearance provided.

Parcel information

Landowner ID: 19

Total hectares: 26.302 ha
Address: No Address

Roll number: 432408000100800

Subject lands are designated as Agricultural. An MDS analysis concluded that the proposal will not result in any
land use compatibility concerns nor adverse impacts on the surrounding lands. A soil survey of the Development
Area indicated that only 49.80% of the Development Area can be considered to be prime agriculture land. The
lands are dissected by poorer quality wet Class 4 soils. The land has been previously disturbed through
construction activities.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.




The Archaeological Assessment determined that the portion of the Subject Lands occupied by the natural areas
may have archaeological potential and should development be contemplated in this area, a Stage 2
Archaeological Assessment should be undertaken. A Stage 2 Assessment was undertaken for a portion of the
Subject Lands. No artifacts or archaeological resources were identified and no further investigation is required.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The FS Brief found that municipal services (water and wastewater) are available and would be capable of
accommodating future development on the Subject Lands, subject to upgrades.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.

A Natural Heritage Evaluation was undertaken which concluded that the Subject Lands do not contain
Provincially significant features. Furthermore, endangered, threatened or rare species were not found to be
present. The Analysis found that the existing natural heritage features present to the east of the Subject Lands
will not be adversely impacted. The areas shown as High Constraint may not be available for most types of
development, pending further studies and consultations with approval authorities.

Staff note the work undertaken to date and that a further EIS assessment may be required including Species At
Risk assessment.

The Transportation Impact Brief found that under current conditions, all intersections within the study area would
have suitable capacity and would operate at an acceptable level of service. As a result of both the anticipated
future development and future growth in background traffic, the Brief found that limited improvements are
required.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Parcel information

Landowner ID: 27

Total hectares: 15.2ha

Address: 5280 Boyne St. Alliston

Roll number: 432408000100700 and 432408000100600

The subject lands are designated Agricultural. It was determined that utilizing the agricultural land in proximity to
the existing development helps to mitigate the impact on the surrounding agricultural land base. It was also
stated that the developments would be in compliance with Minimum Distance Separation Guidelines and would
not impact any agricultural infrastructure that supports the area agricultural system.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The Preliminary Environmental Features Assessment of the Copperglen Estates lands determined that
development on the subject lands may be constrained by a watercourse, pond, and engineered floodplain with
wetland characteristics including potential fish habitat. Further study is required to determine whether the
headwater drainage feature and drainage ditch could be altered to expand the total developable area. The
environmental features occupy approximately 17.2 hectares of the subject lands.

This area is partially regulated by the NVCA for natural hazards (flood, slope erosion, and meander erosion).
Staff note the work undertaken to date and that a further assessment may be required.

The subject lands require a new sewer crossing through the Wilson Drain Floodplain which will be subject to
further study or specialty design/permitting requirements and that flows from external lands enter the site from
the north and will need to be diverted around the site or piped through the site.

This area is partially regulated by the NVCA for natural hazards (flood, slope erosion, and meander erosion).
Staff note the work undertaken to date and that a further assessment may be required.

The Traffic Impact Study concluded that the proposed development would not cause any operational issues to
the local roadway network.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Local water and wastewater services are available in the vicinity of the sites and can be extended to serve the
sites. Wastewater flow monitoring was recommended to verify the available capacity of the local wastewater
mains. Grading and drainage can be designed to conform to local, conservation and Provincial standards.

The John Taylor pumping station which will serve the site requires further study to determine if the original
design capacity can be achieved or if repairs or capacity augmentation will be required.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.

The neighbourhoods within OPA 21 in North Alliston have been comprehensively planned, complete with
community facilities such as community parks, neighbourhood parks, parkettes and three school sites and the
subject lands will further assist in creating complete communities through a mix of housing forms.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Parcel information

Landowner ID: 28

Total hectares: 30.8

Address: No municpal address
Roll number: 432408000123407




The subject lands are designated Agricultural. It was determined that utilizing the agricultural land in proximity to
the existing development helps to mitigate the impact on the surrounding agricultural land base. It was Iso stated
that the developments would be in compliance with Minimum Distance Separation Guidelines and would not
impact any agricultural infrastructure that supports the area agricultural system.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The Preliminary Environmental Features Assessment of the Copperglen Estates lands determined that
development on the subject lands may be constrained by wetland, woodland, potential fish habitat and hazard
lands. Further study is required to determine the significance of the woodland and whether this could be

Staff note the work undertaken to date and that a further assessment may be required.

The Traffic Impact Study concluded that the proposed development would not cause any operational issues to
the local roadway network.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Local water and wastewater services are available in the vicinity of the sites and can be extended to serve the
sites. Wastewater flow monitoring was recommended to verify the available capacity of the local wastewater
mains. Grading and drainage can be designed to conform to local, conservation and Provincial standards.

The John Taylor pumping station which will serve the site requires further study to determine if the original
design capacity can be achieved or if repairs or capacity augmentation will be required.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.

The neighbourhoods within OPA 21 in North Alliston have been comprehensively planned, complete with
community facilities such as community parks, neighbourhood parks, parkettes and three school sites and the
subject lands will further assist in creating complete communities through a mix of housing forms.

Stage 1-3 Archaeological Assessment Report was submitted to Ministry of Culture indicated that the site still
contains some archaeological deposits. It was recommended that the previously unexcavated sections of the
Banting site would require Stage 4 mitigation prior to the development. Stage 4 Assessment was carried out in
2008. 1979). The results indicate that although the site covers a large area (1.5ha), its primary Early Paleo-
Indian component appears to represent several small discrete short term occupations and activity areas. The
completion of the Stage 4 mitigation of the Banting site is considered to have mitigated the remaining
archaeological planning concerns associated with the subject property. Stage 4 clearance submitted.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Parcel information

Landowner ID: 10 & 30

Total hectares: 11.04

Address: No municpal address
Roll number: 432408000104201

The subject lands comprise of cluster of numerous parcels of vacant land that would allow for the logical and
obvious squaring off of the Alliston settlement area to Sir Frederick Banting Road and the northern boundary of
New Tecumseth.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

A northern Alliston settlement area expansion to include the subject lands would allow new development to
optimize servicing & transportation infrastructure, community facilities, and neighbourhoods constructed in the
north end of Allison in the last 10-15 years.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The subject lands and most of the surrounding lands are not located with the Provincial Natural Heritage System.

Staff note that the subject lands do not have Environental Protection 1 designation however is regulated by the
NVCA for hazard lands.

Most of the lands adjacent to the existing Alliston settlement area boundary are considered prime agricultural.
The lands do not contain specialty crops and based on a site visit and aerial photography review, the subject
lands will comply with the Minimum Distance Separation (MDS) requirements.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The subject lands have been identified as being partially within a Regulated Flood Hazard.

Staff note that further assessment may be required.

An Environmental Site Assessment and a Preliminary Geotechnical Investigation has been prepared for this site
which did not identify key hydrologic or significant natural heritage features.

Staff have not received these studies through the Growth Management Study process.

Parcel information

Landowner ID: 3

Total hectares: 35.324 ha, 34.971 ha, 18.801 ha, 18.704 ha = 107.8 ha

Address: 5065, 5101, 5225, 5277 Sir Frederick banting Road

Roll number: 432408000125700, 432408000107300, 432408000107600, 432408000107900




Subject lands represent a logical, efficient and economical form of engineering servicing.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.

Subject lands largely outside of NVCA regulated area and hazard lands.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into

The inclusion of the subject lands in the Settlement Area boundary will facilitate convenient, walkable access to
schools, alternative modes of transportation (ie active transportation) while reducing the dependency of both

personal automobiles and school bussing.

consideration the information provided.

The subject lands represent an efficient area of land for inclusion from an ownership perspective as well; there
are 2 separate but related owners which eliminates the complexity of coordinating multiple landowners to

implement long term planning strategies.

The lands contain no known natural heritage or hazard constraints/limitations, aside from a portion of lands
located at 5065 Sir Frederick Banting Road in proximity to the Boyne River; these lands however represent a
location for stormwater management with an existing natural outlet for consideration.

Parcel information

Landowner ID: 22

Total hectares: 28.595 ha

Address: 5274 Sir Frederick Banting Road, Alliston
Roll number: 432408000104202

No additional materials submitted through Phase 2 or 3

Parcel information

Landowner ID: 48

Total hectares: 0.139 ha

Address: 5193 Boyne street, Alliston
Roll number: 432408000123403

No additional materials submitted through Phase 2 or 3

Parcel information

Landowner ID: 24

Total hectares: 1.470 ha

Address: 5095 Boyne Street, Alliston
Roll number: 432408000123400

No additional materials submitted through Phase 2 or 3

Parcel information

Landowner ID: 25

Total hectares: 1.767 ha

Address: 5089 Boyne Street, Alliston
Roll number: 432408000123300

No additional materials submitted through Phase 2 or 3

Parcel information

Landowner ID: 26

Total hectares: 1.092 ha

Address: 5151 Boyne Street, Alliston
Roll number:

No additional materials submitted through Phase 2 or 3

Parcel information

Landowner ID: 62

Total hectares: 10.918 ha + 1.174 ha = 12.092 ha
Address: No Address

Roll number: 432408000123401, 432408000104308

No additional materials submitted through Phase 2 or 3




Landowner requests for Community Lands located in South Alliston Focus Study Area

Summary of Phase 2 and 3 submissions

|Response

Parcel information

Landowner ID: 21

Total hectares: 35.521

Address: 4575 Adjala Tecumseth Townline
Roll number: 432404000512900

There is existing water service along Adjala-Tecumseth Townline and Ellis Street, connecting to water service
along Industrial Parkway. Sanitary Mains end south of the Adjala-Tecumseth Townline/Industrial Parkway
intersection, near the neighbouring Kings Gate Development. With water mains in place, and the potential for
looping water and extending sanitary systems, existence of these services in their current form and capacity
should reduce the cost of external infrastructure that would otherwise be required to service the Subject Lands and
provide the opportunity to enhance system redundancy in this area.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required servicing.
A Master Servicing Plan will be undertaken to ensure infrastructure requirements are planned comprehensively
and phased in line with Town aspirations for long term infrastructure planning.

Subject lands are designated as Rural.

Staff confirm the subject lands are designated as Rural.

Subject lands are located in close proximity to Honda property to provide residential and industrial development to
serve the Honda expansion.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

No flood hazards are present on the west portion of the property.

Staff have reviewed Official Plan Schedules and Appendices which show no hazard lands.

Support for Phase 2 Growth Scenarios 1 and 2; preference is for Scenario 2.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Topography would support residential development over employment given sloping on the eastern portion which
would benefit smaller lots and structures.

The subject lands are being considered for uses related to employment given the proximity to the existing
employment area and Provincial policy direction related to the long-term protection of employment areas.

Subject lands are located in close proximity to public service facilities

Comment noted.

Fragmented land ownership for lands included in the growth scenario proposed East of Alliston. The subject lands
represent a less fragmented area.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Subject lands should be considered for residential use, including seniors and affordable housing, and would
include stormwater management and buffer features to separate uses from adjacent employment uses.

The subject lands are being considered for uses related to employment given the proximity to the existing
employment area and Provincial policy direction related to the long-term protection of employment areas and land
use compatibility.

The Traffic and trip volumes generated from residential uses would be lower than employment uses.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Subject lands are close to hospital.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Growth Scenario 1 is most cost effective option.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The Matrix Solutions 2020 Report page 68 as shown on Map B, shows that there is no flood risk on subject lands
however flood risk is higher on surrounding properties.

Staff have reviewed the Town of New Tecumseth Drainage Master Plan Phase 2 - Flood Mitigation Municipal
Class Environmental Assessment August 2024) and identified the subject lands are identified as Regional parcel
inundation frequency. The subject lands are not regulated by the NVCA.

Subject lands are largely unconstrained by natural heritage features.

Staff note that there are small areas of Environmental Protection 1 designation on the subject property.

Parcel information

Landowner ID: 46

Total hectares: 29.316 ha

Address: 4387 Adjala-Tecumseth Townline
Roll number: 432404000512700

Subject lands would include residential and institutional use.

The subject lands are being considered for uses related to employment given the proximity to the existing
employment area and Provincial policy direction related to the long-term protection of employment areas and land

use compatibility.




The general cost to service the lands to the southwest of the existing Alliston Settlement Area boundary is
upwards of $10,000,000. The proposed use of a place of worship could be serviced by individual private services
as required.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required servicing.
A Master Servicing Plan will be undertaken to ensure infrastructure requirements are planned comprehensively
and phased in line with Town aspirations for long term infrastructure planning.

The inclusion of the Subject Lands for the development of a place of worship would avoid natural heritage lands
as the Subject Lands are designated Rural.

Subject lands are designated as Agricultural and Environmental Protection 1.

Natural heritage lands to the south form a natural boundary which should be considered when contemplating
where and how to expand the settlement area boundary.

Staff have considered land needs in relation to amount of land that may be netted out due to constraints. Staff
have also considered the objective of achieving complete communities.

Parcel information

Landowner ID: 47

Total hectares: 57.020 ha
Address: 7110 13th Line

Roll number: 432404000513200

Subject lands are a logical extension to the existing delineated Employment designation lands allowing for the
efficient use of land, infrastructure, and public service facilities.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The subject lands are absent any natural environment and floodplain characteristics which would limit reasonable
and full development for employment use.

Natural Heritage and Hazard Assessment completed by Pinchin Ltd. recommends a detailed Flood Hazard Study
be completed to further assess the “regulated floodplain” and consider alignment options of the ephemeral
drainage to reduce the floodplain and buffer constraints.

Subject lands can be services by existing municipal sanitary sewer and watermain on Industrial Parkway.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required servicing.
A Master Servicing Plan will be undertaken to ensure infrastructure requirements are planned comprehensively
and phased in line with Town aspirations for long term infrastructure planning.

The Natural Heritage and Hazard Assessment determined that there are no identified natural features on the
subject lands.

Staff note there are no Environmental Protection 1 designations on the property.

The site contains floodplains associated with ephemeral drainage thorough the central portion of the property.
Generally, a 15 m. buffer to the defined floodplain is a reasonable development setback. Flood controls through a
drainage realignment would be able to increase development opportunities and control flooding on the Site for
potential future development. The Natural Heritage and Hazard Assessment recommends a detailed Flood Hazard
Study to further assess the “regulated floodplain” and consider alignment options of the ephemeral drainage to
reduce the floodplain and buffer constraints.

While the low-lying area currently mapped as a watercourse may convey drainage flows during specific times of
the year, there is no drainage feature with a defined channel, having bed and banks or sides. The NVCA mapping
is not a definitive tool in determining if the property is regulated or if a permit is required or not. That being said,
the Nottawasaga River and one of its tributaries is located on the property immediately to the south, and the flood
hazard associated with these watercourses is mapped as impacting 7110 13th Line. This property is also mapped
as being within a wellhead protection area and significant groundwater recharge area. Natural Heritage and
Hazard Assessment completed by Pinchin Ltd. recommends a detailed Flood Hazard Study be completed to
further assess the “regulated floodplain” and consider alignment options of the ephemeral drainage to reduce the
floodplain and buffer constraints.




Landowner requests for Community Lands located in East Alliston Focus Study Area

Summary of Phase 2 and 3 submissions

Staff response

Parcel information

Landowner ID: 51

Total hectares: 16.573 ha
Address: 4886 Sideroad 15

Roll number: 432404000521800

The Settlement Area Boundary Expansion configurations within this Report are logical and contiguous
extensions of the Town’s existing Settlement Areas and meet the evaluation criteria.

Subject lands are beyond the Settlement Area and further east of lands that would be sequentially considered
first.

Subject property has two road frontages allowing multiple entrance configurations.

Entrances would not affect traffic flow on Highway 89.

Entrances along Wesson Road could be connected to the existing TreeTops development.

Utilities including hydro and natural gas run along the northern property boundary through the 15th Line Wesson
Road allowance

Property is presently sparsely used for personal hobby equestrian purposes only so no loss of active farmland.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Parcel information

Landowner ID: 33

Total hectares: 41.699 ha
Address: 5514 14th Line,

Roll number: 432404000521700

The subject site is designated Agricultural as per Schedule 5.1 of the County Official Plan and located in close
proximity to the existing Settlement Area Boundary (approximately 1 kilometer to the east).

Subject lands are beyond the existing Settlement Area and further east of lands that would be sequentially
considered first before expanding the Settlement Area in this location.

The subject site is not within the Refined Growth Plan Natural Heritage System (NHS) and is not a specialty crop
area.

The subject site can be conveniently accessed from the existing road network and is just south of Highway 89.
Schedule 5.5.2 of the Simcoe County Official Plan illustrates a potential GO Station just south of the Alliston
Settlement Area.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

For both water supply and sanitary treatment, key infrastructure is in place that can be accessed with the
construction of necessary conveyance infrastructure, such as pump stations and forcemains. Some expansion of
existing key infrastructure will also be required.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken to ensure infrastructure requirements are planned
comprehensively and phased in line with Town aspirations for long term infrastructure planning.

Parcel information

Landowner ID: 17

Total hectares: 36.118 ha
Address: 5789 14th Line, Alliston
Roll number: 432404000516910

Supportive of Alliston / Beeton option released as part of Phase 3 Growth Scenarios as it provides for a logical
expansion of the current Alliston urban area, utilizing existing servicing adjacent to the expansion area as well as
utilizing existing retail, service commercial and community facilities and services in proximity to the East Alliston
expansion area.

Subject lands are beyond the existing Settlement Area and further east of lands that would be sequentially
considered first before expanding the Settlement Area in this location.

Parcel information

Landowner ID: 57

Total hectares: 39.775 ha
Address: 5964 13th Line, Alliston
Roll number: 432404000516800

This expansion would allow for further logical urban development to occur in East Alliston east of 10th Sideroad
from the Treetops development to the north and provides for a further balance of SABE between north, south
and east Alliston than what is proposed in Scenarios 1 and 2 (Phase 2).

Relative to the East of Alliston SABE shown in both scenarios, the subject lands have a more fractured
ownership pattern and are further from urban service provision (due to the Nottawasaga River) than the
proposed SABE shown above (which can be serviced through extensions from the Treetops development).

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.




Generally supportive of the of Alliston / Beeton option released as part of Phase 3 Growth Scenarios as it
contemplates an expansion in eastern Alliston. Once constraints in the northern Alliston expansion area are
taken into account, additional lands may be required. To this extent, the eastern Alliston expansion area should
be extended to 13th Line to add additional land and utilize the existing road allowance as a logical and hard limit
for the settlement area boundary.

Parcel information

Landowner ID: 29.1

Total hectares: 38.900 ha + 9.789 ha = 48.689 ha
Address: No Address and 4444 Sideroad 10

Roll number: 432404000516301 & 432404000516500

Flexible approach should be taken to land needs and population requirements of COPA 7 and growth associated
with the Honda Expansion so additional lands can be included for Settlement Area Boundary Expansion.

Staff have considered land needs in relation to amount of land that may be netted out due to constraints. Staff
have also considered the objective of achieving complete communities.

The subject property consists largely of agricultural fields with a watercourse and some hazard lands.

Development in Beeton or Tottenham instead of the subject lands provides no clear benefit to the Town or to
potential developers.

Focusing development in the satellite areas of Tottenham or Beeton will required additional infrastructure to
service potential development as they primarily rely on servicing via Alliston for further expansion.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Parcel information

Landowner ID: 2

Total hectares: 34.842 ha
Address: 6209 14th Line

Roll number: 432404000516100

Pearson completed a Functional Servicing Report (FSR) in April 2017 in support of a planning application who
are satisfied with the Growth Study findings for Scenario 1 and 2 and agree that these two growth scenarios are
the most efficient use of land and servicing, as summarized in Table 5: Summary of Opinion of Probable Cost,
with both these scenarios providing the most economical options for developable lands and population.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken to ensure infrastructure requirements are planned
comprehensively and phased in line with Town aspirations for long term infrastructure planning.

Minutes of Settlement stated that through a municipal comprehensive review process the County will update its
Official Plan and allocate this population and employment growth to its constituent lower-tier municipalities,
including the Town. It was acknowledged that the subject lands are located immediately adjacent to the Alliston
Primary Settlement Area and that urbanization of the lands may constitute a logical expansion of the Alliston
Settlement Area. If the County’s municipal comprehensive review does not result in expanding Alliston to include
the subject lands, appeals may be pursued for the OPA and ZBA applications or other available legal remedies,
subject to the terms of the Minutes.

Staff note the Minutes of Settlement and the proponent's right to pursue legal processes.

Parcel information

Landowner ID: 16

Total hectares: 15.230 ha
Address: 6114 14th Line, Alliston
Roll number: 432404000520110

The proposed development will require the connection of sanitary and watermain services to the existing
municipal services on 14th Line. A new Sanitary Pump Station will be required to pump sanitary sewer flows to
the nearest manhole on 14th Line.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken to ensure infrastructure requirements are planned
comprehensively and phased in line with Town aspirations for long term infrastructure planning.

The developable lands are entirely designated as rural and are not located within natural heritage features or
areas of natural heritage interest, and not within areas identified as environmentally protected within the Town’s
Official Plan. As the Subject Lands are located along the south bank of the Nottawasaga River they include a
portion of Environmentally Protected Lands that cannot be developed and environmental designations and
zoning will be maintained.

Subject lands contain Environmental Protection 1 and Environmental Protection 2 designations. These have
been considered as a net-out due to potential development constraints which will be further assessed during the
subsequent Planning process.




Parcel information

Landowner ID: 52

Total hectares: 2.744 ha
Address: 5611 14th Line

Roll number: 432404000517500

No additional materials submitted through Phase 2 or 3.

Parcel information

Landowner ID: 39

Total hectares: 41.554 ha + 42.476 ha = 84.03 ha
Address: 5726 14th Line and 5600 14th Line, Alliston
Roll number: 432404000521300, 432404000521500

No additional materials submitted through Phase 2 or 3.

Parcel information

Landowner ID: 38

Total hectares: 23.339 ha

Address: 5619 Wesson Road; Alliston
Roll number: 432404000521600

No additional materials submitted through Phase 2 or 3.




Landowner requests for Community Lands located in Beeton Focus Study Area

Summary of Phase 2 and 3 submissions

|Response

Parcel information

Landowner ID: 34

Total hectares: 7.086 ha + 29.487 ha + 1.607 ha = 38.18 ha

Address: 5961 8th Line, 2819 Sideroad 10 and 2851 Sideroad 10, Beeton
Roll number: 432404000311702, 432404000311700, 432404000311703

Flexible approach should be taken to land needs and population requirements of COPA 7 so additional lands can
be included for Settlement Area Boundary Expansion.

Staff have considered land needs in relation to amount of land that may be netted out due to constraints. Staff
have also considered the objective of achieving complete communities.

A pumping station would not be required to service these lands as gravity sewers are available. Simcoe Manor is
installing large water main along Main St E with potential access point available to the subject lands.

Water supply is available for the site.

Master Servicing Plan should evaluate opportunities for upgrading the McKelvey Reservoir . The subject lands
also offers an area for a new reservoir.

Upgrades to the Lilly Street Pumping Station (PS), twinning the Beeton-Alliston forcemain, and water and storm
improvements to the 8th Line means subject lands represent a logical extension to servicing.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.

Existing capacity has not been modelled or considered by Tatham Engineering. This means costs may be lesser
than assumed in the Fiscal Impact Analysis. Also may not meet requirements of PPS given capacity of existing
infrastructure has not been considered.

In consultation with staff, and including masterplans and studies completed to date and where available, there is
no available capacity within existing sanitary and water systems to accommodate additional growth beyond
2031. As the Sanitary Master Servicing Study was not available the residual capacity of the existing system
could not incorporated into the conceptual design and the residual capacity was considered to be limited. As
part of the Master Servicing Plan existing capacity will be considered, if practical.

Under Scenario 3, rationale behind the forcemain being directed to Centre St is unclear. Option 2 directs the
forcemain to the east to accommodate the new expansion lands which is more feasible to build greenfield than
retrofit through existing, established areas.

Tatham Engineering Ltd have provided an updated addendum which identifies a gravity trunkmain through the
recommended Settlement Area Boundary Expansion.

Subject lands are Class 5 soil. Based on the published mapping, the main limiting constraint associated with the
subject lands relates to topography (i.e. steep slopes). The Class 5T soils are not considered to be prime
agricultural lands. These are the lowest capability soils in the local area surrounding the settlement of Beeton.

Clarification has been provided in the Agricultural Impact Assessment to differentiate Class 5 soil to the north-
east of Beeton and Class 5 soils to the south-east of Beeton.

Land was previously proposed to be included in OPA 31 however inclusion of subject lands was appealed by the
Province due to population constraint.

Staff are aware of OPA 31.

Subject lands are outside of flood hazard lands. Town’s Drainage Master Plan (Matrix 2023) did not indicate
flooding on the Subject Lands in any storm event. The Subject Land is over 600m wide; if a 6m to 30m buffer to
a feature is in fact required, that does not negate the suitability of development on the entirety of the land. Total
subject lands should be included in growth scenario to ensure sufficient land for mitigation and buffer.

Staff have reviewed the Town of New Tecumseth Drainage Master Plan Phase 2 - Flood Mitigation Municipal
Class Environmental Assessment (August 2024) and comments provided by the NVCA to assess the constraints
on the subject properties. The constraint areas are netted out and will be refined through the subsequent
planning process.

What are the qualifications of the individual preparing the AIA?

The Agricultural Impact Assessment was prepared by Planning staff with input from County of Simcoe and peer
reviewer assistance from DBH Soils Inc and utilizing Provincial guidance.

How was the Drainage Master Plan taken into account?

The Drainage Master Plan taken into account where relevant. An update to this document may be required
following the approval of the Settlement Area Boundary Expansion.

How were the findings of Ecoplans found in the Beeton Master Serving Plan (Nov. 2010) taken into account?

The Master Servicing Plan which is to be completed after the approval of the Settlement Area Boundary
Expansion may supersede findings of the Beeton Master Serving Plan (Nov. 2010).

Will any further studies be completed at this stage?

No further studies are being undertaken at this time.

Lands are currently within Strategic Growth Area of Beeton and therefore all of subject lands should be included
in SABE.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

There are two calculated MDS | setbacks that marginally impact the subject lands: 269m for 5899 8th line and
252 m for 2793 Sideroad 10. These MDS | setbacks are illustrated on Map 3. The barn located at 5899 8th Line
is located within the proposed urban boundary and as a result MDS | setbacks would not apply (Guideline #36).

Staff note that if lands to the east were not included then MDS setback requirements would need to be taken into
consideration.

Location of subject lands close to Downtown Beeton encourages active transportation options, walkable
communities and complete communities.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Parcel information
Landowner ID: 5
Total hectares: 37.402 ha + 41.146 ha +87.779 ha + 2.850 ha + 112.836 ha + 9.842 ha = 291.855 ha

Address: 6385 9th Line, 6462 8th Line, 6386 9th Line, 6334 9th Line, 6513 10th Line, 6416 9th Line, New Tecumseth

Roll number: 432404000314600, 432404000314400, 432404000318002, 432404000317700, 432404000317500

, 432404000317604




All subject lands should be included in preferred Settlement Area Boundary Expansion either in entirety or as a
phased approach as these lands would:

- provide an improvement to the capital cost benefit of growth in the Beeton Area;

- reduce the share of considerable cost improvements required to allocate planned / forecasted growth in
Alliston; and,

- result in a lower per-unit or per-person capital cost to implement housing in the Town and the County;
therefore, increasing housing affordability and achieving provincial, regional, and local municipal land use
planning goals and objectives

Staff note that the majority of these lands are located outside of the Focus Study Area.

UEL technical study and cost-benefit analysis:

- Demonstrated that in order to increase the affordability of new housing units, the capital costs of servicing the
new units need to be as low as possible

- Demonstrated that the capital infrastructure improvements required to address the servicing needs for existing
committed proposed development in the Town, such as the Beeton MZO settlement area, is considerable and,
therefore, additional growth development is required in Beeton to share the cost of the capital infrastructure
improvements works

- Increasing amount of subject lands would result in efficient use of infrastructure through benefitting from the
infrastructure required for the MZO lands and other capital improvement works with minimal additional capital
cost implication therefore increasing housing affordability by lowering housing affordability

- Development contributes to planning for complete communities

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.

Flexible approach should be taken to land needs and population requirements of COPA 7 so additional lands can
be included for Settlement Area Boundary Expansion.

Staff have considered land needs in relation to amount of land that may be netted out due to constraints. Staff
have also considered the objective of achieving complete communities.

Developing subject lands aligns with Town, County and Provincial aims of developing complete communities.
Offer to donate land for school site and recreational facility.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Parcel information

Landowner ID: 12

Total hectares: 70.241 ha
Address: No Address

Roll number: 432406000200801

Subject lands would result in no additional infrastructure costs due to external infrastructure improvements
already undertaken by Flato, including the urbanization of Lilly Street and Patterson Street. These works, along
with the completion of the Fletcher Meadows Phase 1 subdivision, have extended necessary linear infrastructure
to the limits of the Fletcher Meadows Phase 2 subdivision, providing a viable sanitary outlet and watermain
connections. Regarding the infrastructure investments that Flato has made in Beeton, the Subject Lands can be
serviced via a combination of an internal gravity sewer system and sewage pumping station that will drain
through the Fletcher Meadows Phase 1 internal gravity sewer system and subsequently off-site to the Lilly Street
Sanitary Pumping Station. The increase in sanitary flow from the development of the Subject Lands can be
accommodated within the current design of the internal sanitary sewer system.

There is an existing stormwater management pond associated with the Fletcher Meadows Subdivision has been
designed and has capacity to accommodate stormwater from the development of the Subject Lands.

The existing municipal drain traversing the Subject Lands can continue to be appropriately accommodated.

It is further noted that Flato has invested approximately $11,200,000 in required infrastructure improvements to
urbanize Patterson Street and Lily Street in proximity to the Subject Lands. These infrastructure improvements
contribute to the feasibility and desirability for the development of the Subject Lands.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.

The Subject Lands are located within proximity to existing retail and other development, as well as outdoor public
amenity spaces such as the Rotary Park and Beeton Dog Park.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The Subject Lands are located outside of the Province’s Natural Heritage System and a preliminary natural
heritage evaluation has been undertaken which concludes that there are no constraints on development from a
natural heritage perspective.

Subject land is designated Environmental Protection 2 and regulated by NVCA however as per the Schedules
and Appendices of the Town's Official Plan there are no natural heritage features identified.




The results of the floodplain assessment were summarized in the document entitled Floodplain Management
Study (Crozier, December 2016), which was approved as part of the Draft Plan Approval for the Fletcher
Meadows Phase 1 development. Natural hazard (floodplain) constraints are imposed on the Subject Lands due
to the presence of the Baker Drain. A floodplain assessment was completed by Crozier in 2016 in support of the
Fletcher Meadows Phase 1 Lands. The purpose of the study was to establish the Regulatory floodplain limits on
the Phase 1 and Phase 2 lands, as well as confirm that the Hendrie Drain and Beeton Creek do not negatively
impact the Subject Lands. The Study concluded:

- Hendrie Drain does not inundate the Subject Lands during the Regulatory flood event.

-Beeton Creek does not overtop either Patterson Street or 9'h Line nor inundate the Subject Lands during the
Regulatory flood event. Beeton Creek does however create a tailwater condition on the existing 9th Line culverts
of the West and East Branch of Baker Drain;

- The main flood flows of the West Branch flows in a north-easterly direction across the Subject Lands and then
within a 100m to 200m swath of floodplain adjacent to the south side of 9'h Line east towards the 15th Sideroad
where it combines with flood flows from the East Branch. A portion of flood flows follow the direction of the low
flow channels across the 9th Line north towards Beeton Creek.

- A cut and fill operation is proposed within the Regulatory floodplain just north of the south property line, with the
fill area located within the Settlement Boundary. The floodplain located within the proposed fill area is
"ineffective" and does not contribute to the conveyance capacity of floodplain, the proposed cut/fill balance
activities will result in an increase in floodplain storage, and the proposed cut/fill balance activities will not cause
any increase in water surface elevations.

- The proposed floodplain cut/fill operation are justifiable and meet the NVCA requirements for floodplain cut/fill
balance. Given the above noted conclusions, the proposed developmental, including the Concept Plan presented
in the Functional Servicing Report is supportable from a floodplain management strategy.

The property is regulated by the NVCA due to the presence of a watercourse (Beeton Creek tributary). There are
no wetland constraints on the property. This property is also mapped as being within a significant groundwater
recharge area and highly vulnerable aquifer. Further consideration will be given through the Secondary Planning
process to these constraints. Constraints such as the NVCA regulated area and hazard lands have been
considered as net-outs due to potential development constraints which will be further assessed during the
Secondary Planning process.

Due to natural constraints on the property the additional 26 hectares of the subject lands are required to facilitate
an eastern road connection to Line 9, an additional stormwater management pond and an additional park to
provide a complete community.

It is submitted that Scenario 1 should not be considered as this will hinder growth and development within
Beeton given that only 8.8 ha of land is to be allocated to Beeton under Scenario 1 and this land is to be solely
assigned to the Simcoe Manor lands. More growth should be assigned to Beeton to more evenly distribute the
growth between the Alliston and Beeton settlement areas, as well as utilize infrastructure improvements made in

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Parcel information

Landowner ID: 50.1

Total hectares: 41.233 ha
Address: 5788 8th Line, Beeton
Roll number: 432404000315700

Donation of land for institutional purposes.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

UEL technical study and cost-benefit analysis:

- Demonstrated that in order to increase the affordability of new housing units, the capital costs of servicing the
new units need to be as low as possible

- Demonstrated that the capital infrastructure improvements required to address the servicing needs for existing
committed proposed development in the Town, such as the Beeton MZO settlement area, is considerable and,
therefore, additional growth development is required in Beeton to share the cost of the capital infrastructure
improvements works

- Increasing amount of subject lands would result in efficient use of infrastructure through benefitting from the
infrastructure required for the MZO lands and other capital improvement works with minimal additional capital
cost implication therefore increasing housing affordability by lowering housing affordability

- Development contributes to planning for complete communities

Subject lands are beyond the Settlement Area and further east of lands that would be sequentially considered
first prior to these lands.

Parcel information

Landowner ID: 14

Total hectares: 14.695 ha
Address: 5962 8th Line

Roll number: 432404000315100

Development in this location will contribute to complete communities due to proximity to existing services
including schools and stores.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.




Support for Scenarios 2 and 3 of Phase 3 growth scenarios.

Development on subject lands will optimize infrastructure as other lands in Beeton will require new infrastructure.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.

Parcel information

Landowner ID: 53

Total hectares: 41.651 ha
Address: 5842 8th Line, Beeton
Roll number: 432404000315400

Subject Lands have frontage along 8th Line, which is classified as a Primary Arterial road, and have access to
existing and planned transit infrastructure.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Subject Lands are located in an area that represents the logical and contiguous expansion of the Beeton
settlement area as they are not encumbered by natural features.

Subject land is designated Environmental Protection 2 and regulated by NVCA however as per the Schedules
and Appendices of the Town's Official Plan there are no natural heritage features identified.

Subject Lands are appropriate for inclusion in the next phase of SABE option development as there is no
agricultural tile drainage, have a low potential for development constraints from MDS | setback requirements,
and the agricultural infrastructure present is in very poor condition.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Watercourse with an associated NVCA regulated floodplain, fish habitat and unevaluated wetlands are present
on site, there is potential to straighten this watercourse to increase developable area which will require further
consultation with the NVCA.

There is a watercourse (Beeton Creek tributary) with associated flood and erosion hazards. There are no
wetland constraints on the property. This property is also mapped as being within a significant groundwater
recharge area and highly vulnerable aquifer.

There is potential for the site to support Significant Habitat of Endangered and Threatened Species such as
Eastern Meadowlark and Bobolink which would require further studies. The pond on Site has some potential to
support SWH, this can only be determined through further study.

Staff note that further study will be required.

Subject lands can optimize use of infrastructure by connected to the trunk main on 8th Line.

The proposed sanitary pumping station on 8th Line and the gravity sanitary sewer extension from 9th Line
provide multiple servicing outlets to accommodate wastewater flow from the Subject Property. The location of
proposed infrastructure is in close proximity to the Site and allows for a seamless extension of gravity
infrastructure to service the development.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term




Landowner requests for Community Lands located in Tottenham Focus Study Area

Summary of Phase 2 and 3 submissions

|Response

Parcel information

Landowner ID: 37

Total hectares: 21.775 ha

Address: 6420 3rd Line, Tottenham
Roll number: 432404000115000

Based on the foregoing and preliminary review and discussions with our project engineer, there is sufficient
existing capacity to service the Subject Property with full municipal wastewater. Given the intent of the Master
Plan, it is anticipated that Tottenham’s capacity will further increase as infrastructural improvements are planned
and completed to accommodate growth up to the 2051 planning horizon.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The subject property is traversed by an intermittent watercourse. Wetland areas associated with the watercourse
corridor also exist on the subject property and on adjacent lands. Both the wetland and watercourse areas would
constitute the natural heritage features on and adjacent the property that would be protected from an
environmental perspective. Based on provincial and municipal policy, we believe that a 30 metre vegetation
protection zone (VPZ) would be required from these natural heritage features. The 30-metre VPZ would be
comprised of native, non-invasive trees and shrubs that would assist in the ecological function of the wetland
areas and watercourse.

Subject land is designated Environmental Protection 2 and regulated by NVCA however as per the Schedules
and Appendices of the Town's Official Plan there are no natural heritage features identified.

In addition, this watercourse area and associated wetlands are governed by Ontario Regulation 172/06. This
Regulated area reflects the flooding and erosion hazard limits of the watercourse in addition to the presence of
wetland areas. Development and site alteration should be directed away from these natural hazard lands in
accordance with Policy 3.1 of the PPS and O. Reg. 172/06.

Parcel information

Landowner ID: 4.1

Total hectares: 38.4ha

Address: 6370 4th Line

Roll number: 432404000118500

An economic analysis identified that remaining lands within the current Tottenham Settlement Area could only
support a 2031 population of 9,550 persons, which is approximately 2,800 fewer persons than included in the
Table in Section 3.1 b) of the New Tecumseth Official Plan. Therefore, a settlement boundary expansion will be
required before 2031 to accommodate the forecasted population growth and to avoid housing shortages in
Tottenham. It is Tribute’s position that the Town of New Tecumseth should be planning for boundary expansions
that total far more than 448.4 hectares. A greater easterly expansion than shown in Scenario 3 (Phase 2) (of the
Tottenham settlement area) will help to respond to this need.

Staff have considered land needs in relation to amount of land that may be netted out due to constraints. Staff
have also considered the objective of achieving complete communities.

There are more growth pressures for housing outside the Greater Toronto Area post-COVID, as working from
home has become commonplace. New Tecumseth’s geographic situation, and Tottenham specifically, also
allows for a reasonable commute to employment opportunities in the northern part of the Greater Toronto Area.
Tottenham is located approximately 19 kilometres or a 17 minute drive south of Alliston which is identified as a
Primary Settlement Area and is New Tecumseth’s major employment area. As employment opportunities grow in
Alliston, Tottenham is ideally situated to accommodate the accompanying residential growth.

In providing justification for the Alliston/Beeton option, Hemson stated that the Tottenham lands are not located
in proximity to the Employment Area in Alliston. Two points to consider:

- Those employed at Honda and spin off industries travel to work from various parts of the County of Simcoe
and beyond. Tottenham is located only 15 minutes south of the Honda Plant.

- A sizable share of the workforce in the entire Town of New Tecumseth commutes to a usual place of work in
the Greater Toronto Area, which is south of New Tecumseth. Based on the 2021 Census of Canada, 42% of
people with a usual place of work, commuted to a job in the Greater Toronto Area (GTA). Designating additional
Community Area lands in Tottenham may be in closer proximity to jobs in the GTA in comparison to either
Beeton or Alliston.

GeoProcess calculates that the take-outs for environmentally sensitive lands would be approximately 21.7
hectares for the northerly expansion of Tottenham and 13.2 hectares for the easterly expansion of Tottenham. It
would seem reasonable therefore to extend Tottenham further to the east in order to achieve an approximately
159 hectare expansion, net of the 35 hectares of natural heritage lands.




Given the location of the available existing municipal water and wastewater infrastructure at the east end of
Tottenham (existing watermains, sanitary sewers, sewage pumping station and forcemain), the extension of
these systems eastward along 4th Line would be a logical progression, thereby supporting an expansion of the
Tottenham Settlement Boundary eastward to include the subject lands.

Detailed work completed by Stantec has identified that certain costs included in the Growth Scenario Analysis,
such as improvements to the Mill Street SPS and Tottenham WWTP may not be required to support the
development of certain lands owned by Tribute Communities. Removing or reducing these costs from the
Growth Scenario Analysis would further reduce the variance in costs between the three growth scenarios.

A Technical Servicing Brief states there is existing reserve capacity in the existing Mill Street SPS based on its
rated capacity to service the Klover Trail lands. As such the costs associated with the expansion of the Mill
Street SPS carried in the Tatham Report can be removed from Scenarios 2 and may be reduced from Scenario
3.

The Assumptions Section of the Tatham report assumed that the level of treatment required at the Tottenham
Wastewater Treatment Plant (WWTP) will

increase to accommodate the increase in flow and maintain the allowed effluent loadings which was accounted
for in the unit cost assumptions. There is an uncommitted reserve capacity population equivalent of 2412. Based
on the preliminary design concept for the Klover trail lands there exists reserve capacity at the Tottenham
WWTP to service the Klover Trail lands. As such the costs associated with any anticipated upgrades or
expansion of the Tottenham WWTP carried in the Tatham Report may be reduced for Scenarios 2 and 3.

The subject lands can be adequately serviced by municipal sewage, storm drainage and water services from
existing and planned municipal facilities, subject to further consultation with the Town of New Tecumseth to
address the anticipated water supply shortfall of 861 m3/day maximum day flow and confirmation of the required

Additional water supply should be explored, and a Water Supply Investigation Report be prepared to address the
infrastructure and public service facilities needed and their financial viability over the full life cycle of the facility.

An update to the Town of New Tecumseth’s Water, Wastewater and Stormwater Master Plans, as appropriate,
should be prepared.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.

In Tables 3 and 4 of the Tatham report the quantity of trunk watermain identified for each of Scenario 2 and 3
are the same at 3,100 meters, whereas Scenario 2 should be considerably less (closer to 1,300 meters).

Tatham Engineering Ltd have provided an updated addendum which identifies 3,500m of trunk watermain.

The Fiscal Impact Analysis and the Growth Scenario Analysis do not provide sufficient justification to make a
determination between the three growth scenarios being considered as part of the Growth Management Study.

Due to the margin of error applied to Tatham's Fiscal Impact Analysis there could potentially be no difference in
infrastructure costs between the three growth scenarios.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The Growth Scenario Analysis also notes that the cost estimates exclude Stormwater Management costs and
potentially higher construction costs associated with development within the NVCA regulated areas. Excluding
these costs does not provide a fair comparison of infrastructure costs between the three growth scenarios.

Stormwater management requirements for each area were not considered by Tatham Engineering when
preparing the Fiscal Impact Analysis however these will be considered at the Secondary Planning Stage. Staff
acknowledge this will have additional costs for the development process however it is unlikely that these would
represent insurmountable financial considerations for lands within the recommended Settlement Area Boundary
Expansion. The majority of lands will be subject to Secondary Planning with stormwater management and NVCA
approvals being required for development.

In Table 1 of the Tatham report there is a row titled Less Potential Takeouts which includes areas, units and
People & Jobs for each scenario which is not explained in the report. An explanation and map showing the areas
would be useful in understanding the impacts on the scenarios.

Staff have considered the following constraints which have been removed from the total land area:
*Environment Protection 1 as shown on Official Plan Schedule A

*Environment Protection 2 as shown on Official Plan Schedule A

*Areas regulated by the Nottawasaga Valley Conservation Authority, including lands that are mapped as flood
hazard as shown on Official Plan Appendix A2 and meander erosion hazard as shown on Official Plan Appendix
A2

«Staff have also removed lands that have existing land uses other than residential for example institutional and
employment uses.

In Table 1 that the total gross land area indicated in Scenario 3 for Tottenham is misreported as 176 hectares
when it should read as 159 hectares consistent with Table 4.

Comment noted.

As no detailed breakdown of the costs attributable to each of the scenarios was provided within the report, it is
difficult to understand the costing of the infrastructure components considered for each scenario.

Cost estimates are described as Class D opinions of probable cost and with a 25% margin of error, sufficient to
provide an indicative order-of-magnitude.




In consideration of this point ranking of the Scenarios as to their potential risk of delays in approvals and cost
increases based on the amount of land area within NVCA Regulated Areas for each of Scenarios 1, 2 and 3.

Staff have considered land needs in relation to amount of land that may be netted out due to constraints. Lands
that are subject to these constraints have been removed from the total land area to determine how much land
would be considered developable. Staff understand that areas could be refined through potential investigation
and further that the majority of these areas will be subject to Secondary Planning.

Higher vertical infrastructure (WWTP, SPS, water pumping stations and reservoirs, etc.) costs are noted in
Hemson's Fiscal Impact Analysis for Scenarios 2 and 3 than Scenario 1. Given the comments provided above
related to the Tatham report and potential reductions in the costs associated with the Mill Street SPS and the
Tottenham WWTP, we would expect to see the difference in the vertical infrastructure costs reduced for

Tatham Engineering Ltd have provided an updated addendum which identifies vertical infrastructure for the
recommended Settlement Area Boundary Expansion.

The removal of the 22.5ha of prime agricultural land in proximity to existing urban uses in the Community of
Tottenham minimizes the impact to the surrounding agricultural system. Utilizing agricultural land in proximity to
existing development helps to mitigate the impact on the surrounding agricultural land base.

The Growth Management Study: Phase 3 Report, Preferred Settlement Area Boundary Expansion Options
prepared by Hemson, notes that the average and median single/semi-detached house price in Tottenham is
higher than both Alliston and Beeton. Based on this finding, growth in Tottenham has the potential to generate
municipal property tax from single-detached dwellings that exceeds both Alliston and Beeton.

Based on recently constructed and existing library, recreation and fire protection facilities, there is capacity to
accommodate population growth in Tottenham without constructing new facilities. If additional growth is not
allocated to Tottenham, it will result in unused capacity within these facilities.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Parcel information

Landowner ID: 7

Total hectares: 38.349 ha
Address: 6303 5th Line

Roll number: 432404000119700

The subject property is 38.35 hectares which is characterized as a “medium” agricultural parcel between 20 and
39.9 hectares. The inclusion of the subject property would be preferred due to the larger parcel size and reduced
fragmentation of the agricultural land base.

Staff have considered land needs in relation to amount of land that may be netted out due to constraints. Staff
have also considered the objective of achieving complete communities.

It does not appear that the findings of the AIA informed the modifications to the SABE Expansion Area in
Tottenham and/or provides a justification for the removal of the Subject Property from an agricultural viability and
compatibility standpoint.

The Agricultural Impact Assessment evaluated lands within the Primary and Secondary Study Areas in line with
Provincial guidance. This is one factor that staff used to identify the recommended Settlement Area Boundary
Expansion alongside a number of other factors.

The FIA should be updated to include an additional financial category that evaluates all alternatives and new
expansion areas in Tottenham and providing an overall financial score for detailed comparative evaluation and
consideration. It would be irresponsible not to evaluate all the newly identified expansion area in Tottenham
under this lens.

Staff have taken into account the findings of the Tatham reports prepared for Phases 2 and 3 of the Growth
Management Study. These have helped to inform the recommended Settlement Area Boundary Expansion. In
consultation with staff, the Tatham reports reviewed the major infrastructure regiments for each Settlement Area
Boundary Expansion option rather than evaluating each individual parcel as these areas need to be considered
holistically especially for population in order determine infrastructure requirements, feasibility, and ease of

T

Based on a review of the proposed infrastructure required to service the New Tottenham North West Expansion
Area, it appears that servicing this area would be challenging recognizing the location of the existing watermain,
sanitary forcemain, and the need for new infrastructure to cross the existing railway to service the lands. These
factors may result in a number of design and delivery constraints, including grading, which could be cost
prohibitive.

The original contemplated expansion area in East Tottenham which do not require mandatory and costly safety
measures including consideration of building setbacks, noise and vibration, safety barriers, security fencing,
stormwater management and drainage, legal agreements, and construction issues. The Subject Property is
more preferred in consideration of servicing capabilities and based on existing surrounding transportation
infrastructure and planning requirements.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Proponent strongly opposes the proposed changes to settlement area boundary expansion areas in Tottenham
and request re-consideration of their lands as part of the “Three Communities” SABE.

Subject lands are beyond the existing Settlement Area and further east of lands that would be sequentially
considered first before expanding the Settlement Area in this location.

Parcel information

Landowner ID: 40

Total hectares: 2.130 ha
Address: 2151 Tottenham Road
Roll number: 432404000122900




While it is generally accepted that development along railway corridors is permitted, subject to mandatory
measures and guidelines which ensure safe and reliable rail operations, and minimize conflicts between current
or future rail operations and development, it is not recommended in instances where it can be avoided as urban
development in or around active railways could preclude or negatively affect the corridors use for its intended
purpose. Further, other planning considerations including building setbacks, noise and vibration measures,
safety barriers, security fencing for sensitive land uses further poses a unique set of challenges for development
and construction. The Subject Property is ideally located as it is sufficiently separated from both railway corridors
eliminating potential land use conflicts.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Future planned growth and development in North Tottenham, around St. Thomas Aquinas Catholic Secondary
School, would re-position the school interior to the neighbourhood which will serve to better anchor the
community and align with good planning principles for community uses.

Expansion into Tottenham North, including the Subject Property would make use of existing transportation
corridors and connections and future development can be easily integrated into the surrounding roadway
network to provide accessibility and permeability.

Rationale for the additional upfront capital costs is supported by the fact that Tottenham has been one of the
fastest-growing communities in the Town in recent years. The strong market demand for housing is reflected in
Tottenham'’s high value residential property assessments compared to other areas in New Tecumseth.
Accordingly, growth in Tottenham would potentially generate the most amount of additional assessment and
corresponding property tax revenue offsetting initial capital cost to construct the associated infrastructure. As

Strong support for Option 2 — The “Three Communities” as it represents good planning, and scores highly on the
SABE evaluation criteria previously approved by Town Council. Further, the “Three Communities” SABE
represents the most balanced approach to employment and community (residential) growth in the Town where
future growth is proportionally dispersed and shared between Alliston, Beeton and Tottenham in order to ensure
that all of the Towns Settlement Areas are encourage to grow, evolve and prosper.

Parcel information

Landowner ID: 36

Total hectares: 23.350 ha
Address: 2251 Tottenham Road
Roll number: 432404000123200

Support the Official Plan Expansion work/studies identified in Section 3 the Town's Growth Management Study.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

Parcel information

Landowner ID: 60

Total hectares: 39.267 ha + 27.466 ha = 66.733 ha
Address: 6474 5th & 6525 6th Line

Roll number: 432404000123400, 432404000300900

The subject lands, are partially captured within the FSA of Tottenham, meaning the lands meet many of the
criteria in developing the FSA.

A portion of the subjects lands are within the Focus Study Area which have been considered in the
recommended Settlement Area Boundary Expansion. Lands located outside of the Focus Study Area have not
been considered for Settlement Area Boundary Expansion.

Environmental Protection Lands, Hazard Lands and Buffers have been informed by the Town’s Official Plan and
the Town’s Zoning By-law mapping. A 30-metre buffer has been applied to the features.

There are two watercourses (main Beeton Creek and Beeton Creek tributary) with associated flood and erosion
hazards and a mapped unevaluated wetland on the property. This property is also mapped as being within a
significant groundwater recharge area and highly vulnerable aquifer.

Parcel information

Landowner ID: 13.1

Total hectares: 70ha

Address: 6770 5TH LINE

Roll number: 432404000122600

Development of the west side of the Tottenham Focus Study Area can be completed with significantly less
infrastructure costs, shorter conveyance infrastructure lengths without the need for upgrades to existing
conveyance infrastructure within the community, which results in significantly shorter construction times and less
disruption to the community. An expansion to the west side of Tottenham will allow homes to be built faster.

Tatham Engineering Ltd was retained by the Town to undertake a high-level conceptual design and cost analysis
for major infrastructure requirements. Through this analysis, the most technically preferred properties have been
identified from a feasibility perspective and as it relates to municipal infrastructure needs for the required
servicing. A Master Servicing Plan will be undertaken as well as the Secondary Planning Process to ensure
infrastructure requirements are planned comprehensively and phased in line with Town aspirations for long term
infrastructure planning.




Based on Figure T-3 (Tatham, July 2024), it is apparent that the Tatham analysis relied on new servicing
alignments, which by-passed existing infrastructure. This approach reduces the impact on the existing
community but increases the cost of new infrastructure. While further information is required from the Town to
confirm if all items have been considered, the order of magnitude of required works has been demonstrated.

As per staff instruction, the assumption has been made in the Tatham Engineering reports that there is no
available capacity within existing sanitary and water systems.

Additionally, the west side of the Tottenham Focus Study Area contains the route for the Tottenham By-Pass.
This bypass can be implemented as part of the development of these lands, as a means to reduce the
transportation impacts of the MCR growth on the Community of Tottenham.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided.

The Growth Scenario Analysis (Tatham Engineering, July 2024) assumed there was no residual capacity in the
existing Tottenham sanitary pumping stations (SPS). As such, use of any existing facilities would require
significant upgrades. The existing WWTP is operating at approximately 65% of the 4,082 m3/day firm capacity
which equates to approximately 1,424 m3/day of remaining capacity. With the upgrades suggested by RVA in
the New Tecumseth WWTPs Assessment (2021) and the current available capacity of the WWTP, a potential
2,355 single detached units could be added to this facility.

As per staff instruction, the assumption has been made in the Tatham Engineering reports that there is no
available capacity within existing sanitary and water systems.

The Tatham Engineering 2024 Report identified a 3,000 m3/day expansion of the Tottenham WWTP to cost
$92,000,000, however does not provide additional details with respect to the scope of work included within that
estimate. As no additional information was provided on the scope of works within this upgrade, Crozier is unable
to comment on the pricing. Request that additional information from the Town of New Tecumseth regarding the
scope of work included within the Tatham Engineering 2024 Report to review with respect to overall capital
costs.

Tatham Engineering Ltd have provided an updated addendum which estimate the Tottenham Waste Water
Treatment Plant to cost $69,000,000.

The Phase 3 Growth Management Report prepared by Hemson Consulting Ltd does not account for non-
developable areas in the Phase 1A lands. Without consideration for the protected environmental area take outs,
it means that there is not enough land identified for future development to meet the growth needs, meaning more
developable land is need to make up for the land that will be protect. Therefore the inclusion of additional land
on the Orca lands will provide for the future growth needs.

Staff have considered land needs in relation to amount of land that may be netted out due to constraints. Staff
have also considered the objective of achieving complete communities.

A school and/or community centre block is contemplated in the Phase 1C lands which would be accessible by a
15-20-minute walk (approximately 1000 metres away) from the Phase 1A and Phase 1B lands.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into
consideration the information provided. As per the draft policy framework, schools should be considered in the

Request that the additional lands of Phase 1B and Phase 1C areas are included in the proposed preferred
Settlement Area Boundary Expansion.

The majority of these lands are located outside of the Focus Study Area and will not be considered for inclusion
to the Settlement Area Boundary at this time.

Parcel information

Landowner ID: 20

Total hectares: 42.564 ha

Address: 6438 3rd Line, Tottenham
Roll number: 432404000114600

No additional materials submitted through Phase 2 or 3.

Parcel information

Landowner ID: 6

Total hectares: 20.108 ha

Address: 6368 3rd Line, Tottenham
Roll number: 432404000115001

No additional materials submitted through Phase 2 or 3.

Parcel information

Landowner ID: 49

Total hectares: 1.670 ha

Address: 6425 4th Line, Tottenham
Roll number: 432404000124419

No additional materials submitted through Phase 2 or 3.




Landowner requests located in Employment Focus Study Area

Summary of Phase 2 and 3 submissions

|Response

Parcel information

Landowner ID: 32

Total hectares: 18.644 ha
Address: 7058 13th Line

Roll number: 432404000513300

Subject lands could accommodate up to 26 employment lots with 45m frontages.

Staff have reviewed the materials submitted through the Growth Management Study and have taken into

The Subject Site is within the “Agricultural Areas” designation of the Simcoe County Official Plan, the Town of
New Tecumseth Official Plan, and is zoned as Agricultural One.

consideration the information provided.

The Site is separated from surrounding sensitive uses and is immediately adjacent the CP Railway which would
help service any future employment uses.

Parcel information

Landowner ID: 61

Total hectares: 18.060 ha + 41.054 ha + 57.619 ha = 116.733 ha

Address: 6890 13th Line, 4286 Tottenham Road, 6941 13th Line (7057 13th Line in GIS)
Roll number: 432404000513500, 432404000507900, 432404000507350

It is clear that the Alliston settlement area should play an outsize role in accommodating future urban expansion.

Staff have considered land needs in relation to amount of land that may be netted out due to constraints or other
factors. Staff have also considered the objective of achieving complete communities.

The property municipally known as 6890 13th Line is located on the north side of 13th Line, between Tottenham
Road to the east and the Canadian Pacific Rail corridor to the west. In terms of existing uses, the lands comprise
the main operating site for John Beattie Farms Limited.

Staff note that given the existing enterprise on 6890 13th Line, the parcel of land area will be netted out
although the parcel will be added to the Settlement Area.

Parcel information

Landowner ID: 44

Total hectares: 27.660 ha
Address: 6800 13th Line

Roll number: 432404000513900

No additional materials submitted through Phase 2 or 3

Parcel information

Landowner ID: 55

Total hectares: 0.693 ha
Address: 6510 13th Line

Roll number: 432404000514901

No additional materials submitted through Phase 2 or 3

Parcel information

Landowner ID: 1

Total hectares: 37.515 ha

Address: 6440 13th Line (listed as 6426 13th Line on MPAC)
Roll number: 432404000514900

No additional materials submitted through Phase 2 or 3




Landowner requests - Employment Conversions

Summary of Phase 2 and 3 submissions

|Response

Parcel information

Landowner ID: A

Total hectares: 6ha

Address: No municipal address
Roll number: 432403000613201

No additional materials submitted through Phase 2 or 3.

Parcel information

Landowner ID: B

Total hectares: 40.6ha

Address: 6437 & 6485 14th Line

Roll number: 432404000514801 & 432404000514800

Subject property is within the built urban area of Alliston and is adjacent to full municipal services.

Comment noted.

Subject property will yield 1,150 new homes including single family homes, affordable purpose-built rental and
condominium apartments over commercial podiums in buildings fronting on 14th Line within a planned
subdivision where transit can be easily provided.

Comment noted.

Employment conversions meets Provincial Planning Statement 2024 requirements for conversion.

The subject lands are being considered for uses related to employment given the proximity to the existing
employment area and Provincial policy direction related to the long-term protection of employment areas and
land use compatibility.

Parcel information

Landowner ID: C

Total hectares: 17.7ha

Address: 256 Victoria Street West
Roll number: 432401000107000

Support for employment conversion to facilitate mixed-use development and intensification in close proximity to
residential supporting land uses.

Comment noted.




