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IBI GROUP

200 East Wing—360 James Street North
Hamilton ON L8L 1H5 Canada

tel 905 546 1010

ibigroup.com

August 229, 2022

Ms. Shannon VanDalen MCIP RPP
Manager - Planning & Development
Haldimand County

53 Thornburn Street

Cayuga, Ontario NOA 1EQ

Dear Ms. VanDalen:

SETTLEMENT BOUNDARY EXPANSION - FISHERVILLE HALDIMAND COUNTY

On behalf of our client, 1Bl Group submitted a request to expand the Hamlet of Fisherville in
January 2021 (attached as Appendix A — Request for Settlement Boundary Expansion, dated
for January 15, 2021). The request was that the northwest area of the Hamlet be expanded to
include the remainder of the lands legally known as Part of Lot 6, Concession 5, Geographic
Township of Rainham. Haldimand County (herein referred to as the “subject lands”). The subject
lands are identified on the enclosed draft Reference Plan labeled as 18R-7870 (attached as
Appendix B — Draft Reference Plan 18R-7870). A portion of this property at the south end of
Held Crescent, identified as Fisherville Phase 2 (18M-64) is already within the Settlement
Boundary Area of the Fisherville Hamlet (attached as Appendix C — Fisherville Phase 2
Registered Subdivision).

A Zoning By-law Amendment and Draft Plan of Subdivision was approved in 2019 to facilitate the
development of seven (7) single detached lots and a stormwater management pond for the portion
of the land that is within the existing Settlement Area Boundary (County File No. PL28T-2019-
007). The Final Subdivision Agreement has been executed and construction will begin shortly.
During this process, several discussions have been had between County Staff and our client/team
to communicate interest in expanding the Fisherville Hamlet Boundary. County Staff re-directed
these discussions to the Municipal Comprehensive Review Process (“MCR?”), to which 1Bl Group
submitted the initial request to expand the Hamlet of Fisherville in January 2021 (attached as
Appendix A — Request for Settlement Boundary Expansion, dated for January 15, 2021).

In response to the January 2021 request to expand the Hamlet of Fisherville Boundary, a Rural
Residential Development Potential Report was released in December 2021 (attached as
Appendix D — Haldimand Country Official Plan Update: Report on Rural Residential
Development Potential). On behalf of our client, IBI Group submitted another letter to address
the findings and recommendations within that report and have not received a reply to that
correspondence (attached as: Appendix E: Settlement Boundary Expansion — Fisherville,
dated January 26, 2022).

The purpose of this letter is to provide an understanding of the existing planning controls and
additional justification to support the inclusion of the subject lands and proposed extension of the
Fisherville Hamlet Area under the County’s MCR Process.

IBI Group Professional Services (Canada) Inc. is a member of the IBI Group of companies
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1.0 SITE LOCATION AND SURROUNDING CONTEXT

As seen in Figure 1, the subject lands are located at the north-west corner of Concession 5 Road
and Erie Avenue North. The subject lands have approximately 304 metres of frontage along
Concession Road, 108 metres of frontage along Erie Avenue North with an approximate lot area
of 273,315 square metres (67 acres).

As seen in Figure 1, the subject lands contain approximately 39,803 square metres (9-acres) of
woodland, situated on the north-western portion of the subject lands. Majority of the subject lands
(58 acres) are currently being utilized for agricultural purposes, for the growing of bean and wheat
crops.

Figure 1: Aerial Mapping of the Subject Lands and Surrounding Context, Retrieved from Google Earth

In terms of surrounding context, the subject lands are bordered by Concession Road 6 to the
north, Erie Avenue North to the east, Concession 5 Road to the south and Haldimand 53 to the
west. As identified in the Haldimand County Official Plan (‘OP”), the subject lands are located
adjacent and north-west to the Settlement Boundary Area of the Fisherville Hamlet.

The subject lands are surrounded by woodland and open space to the north and west. To the east
and south, there are predominately low-density residential uses. There are also a number of
commercial and institutional uses, including the Fisherville District Lions Community Centre,
Trinity Lutheran Church, and a restaurant.

2.0 PROPOSAL

Our proposal is to request that north-west area of the Fisherville Hamlet be expanded to remainder
of the subject lands, through the ongoing MCR process. The proposed expansion to the Hamlet
Area will include the subject lands, which has an area of 67 acres. This can accommodate a viable
area of rural residential development, which can contribute to the County’s residential density
targets mandated by the updated Growth Plan, further explained in the next section of this letter.
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This expansion would allow our client to move forward with Phase 3 of his residential development.
A portion of this property at the south end of Held Crescent, identified as Fisherville Phase 2 (18M-
64) is already within the Settlement Boundary Area of the Fisherville Hamlet. A Concept Plan has
been prepared, which shows a potential option to add a maximum of 81 units to the Settlement
Area.

3.0 PLANNING POLICY FRAMEWORK

The following subsections provide an assessment of the proposed Hamlet Boundary Expansion
against current and applicable planning policy, including the Provincial Policy Statement 2020,
Growth Plan for the Greater Golden Horseshoe 2019, and the County of Haldimand Official Plan.

3.1 PROVINCIAL POLICY STATEMENT 2020

The Provincial Policy Statement 2020 (“PPS”) provides policy direction on matters of provincial
interest regarding land use planning and sets the foundation for land use planning and
development regulations. The main considerations of this document pertain to protecting
resources of provincial interest, the built and natural environment and public health and safety.
The PPS focuses growth within Settlement Areas and away from significant or sensitive resources
and areas which may pose a risk to public health and safety.

Section 1 of the PPS focuses on building strong, healthy Communities. Policy 1.1.1 Healthy,
liveable and safe communities are sustained by:

d) avoiding development and land use patterns that would prevent the efficient expansion of
settlement areas in those areas which are adjacent or close to settlement areas;

Subsection 1.1.3 provides development and growth direction for settlement areas.

Policy 1.1.3.8 A planning authority may identify a settlement area or allow the expansion of a
settlement area boundary only at the time of a comprehensive review and only where it has been
demonstrated that:

a) sufficient opportunities to accommodate growth and to satisfy market demand are not
available through intensification, redevelopment and designated growth areas to
accommodate the projected needs over the identified planning horizon;

b) the infrastructure and public service facilities which are planned or available are suitable
for the development over the long term, are financially viable over their life cycle, and
protect public health and safety and the natural environment;

c) in prime agricultural areas:
1. the lands do not comprise specialty crop areas;
2. alternative locations have been evaluated, and
i there are no reasonable alternatives which avoid prime agricultural
areas; and
ii. there are no reasonable alternatives on lower priority agricultural lands

in prime agricultural areas;

d) the new or expanding settlement area is in compliance with the minimum distance
separation formulae; and

e) impacts from new or expanding settlement areas on agricultural operations which are
adjacent or close to the settlement area are mitigated to the extent feasible. In
undertaking a comprehensive review, the level of detail of the assessment should
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correspond with the complexity and scale of the settlement boundary expansion or
development proposal.

Subsection 1.1.4 provides policies relating to Rural Areas in Municipalities.

Policy 1.1.4.2 In rural areas, rural settlement areas shall be the focus of growth and development
and their vitality and regeneration shall be promoted.

Policy 1.1.4.3 When directing development in rural settlement areas in accordance with policy
1.1.3, planning authorities shall give consideration to rural characteristics, the scale of
development and the provision of appropriate service levels

Section 1.4 provides policies relating to Housing.

Policy 1.4.3 Planning authorities shall provide for an appropriate range and mix of housing options
and densities to meet projected market-based and affordable housing needs of current and future
residents of the regional market area by:

b) permitting and facilitating:

1. all housing options required to meet the social, health, economic and well-being
requirements of current and future residents, including special needs
requirements and needs arising from demographic changes and employment
opportunities

Planning Summary: The County of Haldimand Official Plan identifies that the subject lands are
part of the Agricultural Area, while a portion of this property at the south end of Held Crescent,
identified as Fisherville Phase 2 (18M-64) is within the Settlement Boundary Area of the Fisherville
Hamlet, further described in Section 3.3 of this letter.

Rural Settlement Areas otherwise known as Hamlets are where growth and development should
be focused. Prime Agricultural uses predominate outside of these areas. Our request to include
the subject lands into the Fisherville Hamlet would require a Settlement Boundary Expansion.
Policy 1.1.3.8 provides the policy permissions relating to Settlement Boundary Expansions
through the Municipal Comprehensive Review process. The criteria listed have to be met to justify
the expansion of the Hamlet Boundary. These criteria are discussed below in Section 4.0.

Leaving the subject lands outside of the Hamlet Boundary would create a land use pattern that
would prevent the efficient expansion of Settlement Areas in those areas which are adjacent or
close to Settlement Areas. The proposal is a logical extension of the Hamlet in order to provide a
range of housing options to meet the social, health, economic and well being requirements of
current and future residents. As stated previously, a portion of the property is already approved
for the development of seven (7) single detached lots and a stormwater management pond,
therefore the proposal would increase the type of housing options open to the community and the
County of Haldimand, in the form of Rural Estate Residential.

3.2 GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE 2019

The Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) 2019 was prepared and
approved under the Places to Grow Act, 2005. The Growth Plan took effect on May 16, 2019 and
is applicable to the subject lands. The Growth Plan provides policies to guide future growth.

The Growth Plan provides policies to guide future growth and development, where the major goals
are to provide a sufficient housing supply, improving transportation options, encourage a high
quality of life and a strong economy, while ensuring a healthy natural environment. The Growth
Plan guides development into the Greater Golden Horseshoe (“GGH”) to a time horizon to the
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year 2051. Overall the Growth Plan has projected a 2051 population of 820,000 for the City of
Hamilton.

Section 2 of the Growth Plan provides direction on how and where development should occur.
Subsection 2.2 provides policies for Where and How to Grow.

Policy 2.2.1.4 Applying the policies of this Plan will support the achievement of complete
communities that:

c) provide a diverse range and mix of housing options, including additional residential units
and affordable housing, to accommodate people at all stages of life, and to accommodate
the needs of all household sizes and incomes;

Subsection 2.2.6 provides policies for Housing.

Policy 2.2.6.1 Upper- and single-tier municipalities, in consultation with lower-tier municipalities,
the Province, and other appropriate stakeholders, will:

a) support housing choice through the achievement of the minimum intensification and
density targets in this Plan, as well as the other policies of this Plan by:

i identifying a diverse range and mix of housing options and densities, including
additional residential units and affordable housing to meet projected needs of
current and future residents; and

Subsection 2.2.8 provides policies relating to the expansion of Settlement Areas.
Policy 2.2.8.1 Settlement area boundaries will be delineated in official plans.

Policy 2.2.8.2 A settlement area boundary expansion may only occur through a municipal
comprehensive review where it is demonstrated that:

a) based on the minimum intensification and density targets in this Plan and a land needs
assessment undertaken in accordance with policy 2.2.1.5, sufficient opportunities to
accommodate forecasted growth to the horizon of this Plan are not available
through intensification and in the designated greenfield area:

i within the upper- or single-tier municipality, and
ii. within the applicable lower-tier municipality;

b) the proposed expansion will make available sufficient lands not exceeding the horizon of
this Plan, based on the analysis provided for in policy 2.2.8.2 a), while minimizing land
consumption; and

c) the timing of the proposed expansion and the phasing of development within
the designated greenfield area will not adversely affect the achievement of the minimum
intensification and density targets in this Plan, as well as the other policies of this Plan.

Policy 2.2.8.3 Where the need for a settlement area boundary expansion has been justified in
accordance with policy 2.2.8.2, the feasibility of the proposed expansion will be determined and
the most appropriate location for the proposed expansion will be identified based on the
comprehensive application of all of the policies in this Plan, including the following:

a) there is sufficient capacity in existing or planned infrastructure and public service facilities;

b) the infrastructure and public service facilities needed would be financially viable over the
full life cycle of these assets;
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c)

d)

f

9)

h)

i)

J)

k)

the proposed expansion would be informed by applicable water and wastewater master
plans or equivalent and stormwater master plans or equivalent, as appropriate;

the proposed expansion, including the associated water, wastewater and stormwater
servicing, would be planned and demonstrated to avoid, or if avoidance is not possible,
minimize and mitigate any potential negative impacts on watershed conditions and
the water resource system, including the quality and quantity of water;

key hydrologic areas and the Natural Heritage System for the Growth Plan should be
avoided where possible;

prime agricultural areas should be avoided where possible. To support the Agricultural
System, alternative locations across the upper- or single-tier municipality will be
evaluated, prioritized and determined based on avoiding, minimizing and mitigating the
impact on the Agricultural System and in accordance with the following:

i expansion into specialty crop areas is prohibited;
ii. reasonable alternatives that avoid prime agricultural areas are evaluated; and

fi. where prime agricultural areas cannot be avoided, lower priority agricultural lands
are used;

the settlement areato be expanded is in compliance with the minimum distance
separation formulae;

any adverse impacts on the agri-food network, including agricultural operations, from
expanding settlement areas would be avoided, or if avoidance is not possible, minimized
and mitigated as determined through an agricultural impact assessment;

the policies of Sections 2 (Wise Use and Management of Resources) and 3 (Protecting
Public Health and Safety) of the PPS are applied;

the proposed expansion would meet any applicable requirements of the Greenbelt, Oak
Ridges Moraine Conservation, Niagara Escarpment, and Lake Simcoe Protection Plans
and any applicable source protection plan; and

within the Protected Countryside in the Greenbelt Area:

i the settlement area to be expanded is identified in the Greenbelt Plan as a
Town/Village;

ii. the proposed expansion would be modest in size, representing no more than a 5
per centincrease inthe geographic size of the settlement area based
on the settlement area boundary delineated in the applicable official plan as of
July 1, 2017,up to a maximum size of 10 hectares, and
residential development would not be permitted on more than 50 per cent of the
lands that would be added to the settlement area;

fi. the proposed expansion would support the achievement of complete
communities or the local agricultural economy;

iv. the proposed uses cannot be reasonably accommodated within the
existing settlement area boundary;

V. the proposed expansion would be serviced by existing municipal water and
wastewater systems without impacting future intensification opportunities in the
existing settlement area; and
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Vi expansion into the Natural Heritage System that has been identified in the
Greenbelt Plan is prohibited.

Planning Summary: The County of Haldimand is located within the Greater Golden Horseshoe
and the subject lands are not located within the Greenbelt or Niagara Escarpment Plan. As seen
in Figure 2 below, the portion of the property south of Held Crescent is already located within
the Hamlet, while the subject lands are designated as ‘Prime Agricultural’.

Our request to include the subject lands into the Fisherville Hamlet will require a Settlement
Boundary Expansion. Policy 2.2.8.3 provides the policy permissions relating to Settlement
Boundary Expansions through the Municipal Comprehensive Review process. The criteria listed
have to be met to justify the expansion of the Hamlet, which includes confirming the sufficient
capacity in planned water, wastewater and storm-water infrastructure, avoiding key hydrologic
area and the Natural Heritage System, and avoiding prime agricultural areas to avoid any adverse
impacts on the agri-food network. These criteria are similar to the criteria set out in the Provincial
Policy Statement and will be discussed in Section 4.0.

The proposal is a logical extension of the Hamlet in order to provide a range of housing options to
meet the social, health, economic and well being requirements of current and future residents and
add another type of housing option to the community in the form of ‘Rural Estate Residential’.

M Built-up Area (2006)

Prime Agricultural Land

Figure 2: Neptis Mapping Showing Built Up Area and Prime Agricultural Land

3.3 COUNTY OF HALDIMAND OFFICIAL PLAN

The Haldimand County Official Plan, as amended, was adopted by Municipal Council on June 26,
2006, and received Ministry Approval on June 8, 2009. The Official Plan contains goals, objectives
and policies to manage and direct change and its effects on the social, economic and natural
environment of the municipality.
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As identified throughout the letter and seen in Figures 3 and 4 below, the subject lands are

designated as Agriculture, while the portion of the property south of Held Crescent is designated
part of the Hamlet.
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Figure 3: Excerpt of Schedule A2 - Land Use Plan from the County of Haldimand Official Plan
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. Excerpt of Schedule C-9 Hamlet of Fisherville from the County of Haldimand Official Plan

The Hamlet Area designation comprises of those areas outside the Urban Areas which have
developed as residential, social and commercial centres servicing the surrounding agricultural
community and have evolved to Residential Settlement Areas. It is the intent of the County to
provide a hamlet environmental, conducive to rural residential living. As seen in Figures 2 & 3,
the subject lands directly abut the Hamlet of Fisherville, while a part of the property south of Held
Crescent is already within the Hamlet.

Section 4.E sets the policies for Hamlets, including the Hamlet of Fisherville.
Policy 4

The Hamlet designation does not necessarily imply that all development proposed
will be acceptable and that all sites within the designation are suitable for
development. The following general criteria shall be considered when reviewing
applications for development within designated hamlets:
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a) the traditional form of servicing in the Hamlet areas has been individual
water services and on-site sanitary sewage systems designed and
installed as per the Ontario Building Code;

b) the availability and provision of adequate stormwater management
facilities and legal and adequate drainage outlets;

c) new development should be a logical extension of the existing built-up
area;

d) in-depth development rather than linear development along roads is the
preferred form of development in hamlets;

e) provision shall be made at appropriate locations to permit access from
main roads to second or third tiers of lots behind existing development;

f) proximity to, and the potential impact on Natural Environment Areas,
Hazard Lands and cultural heritage resources should be addressed;
and

g) the standards for separating residential uses from existing, new or
expanding livestock facilities shall be the Minimum Distance Separation
formula

Planning Comment: A Rural Residential Development Potential Report was released in
December 2021 without any notice or circulation to interested parties. Municipal Staff’s reviewed
the submitted requests for Hamlet Expansion and found that there is need for 572 new dwelling
units to be constructed in the rural area of the County between 2021 and 2051 and the total
estimated residential development potential in the County’s existing 25 hamlets is for the
construction of between 486 units and 847 units. Therefore, it was concluded that the subject
lands should not be approved as there is sufficient residential development potential within the
rural area of the County to meet development needs to 2051 (attached as Appendix D -
Haldimand Country Official Plan Update: Report on Rural Residential Development
Potential).

On behalf of our client, IBI Group submitted another letter to address the findings and
recommendations within that report and have not received a reply to that correspondence
(attached as: Appendix E: Settlement Boundary Expansion — Fisherville, dated January 26,
2022). Within that letter, we acknowledge that while we understand that the subject lands are not
required to accommodate forecasted growth to 2051, there is no guarantee that all of the existing
vacant properties within the existing Hamlet boundaries will redevelop in order to provide for the
construction of 572 units. The policy above supports this position, as it states that the “Hamlet
designation does not necessatrily imply that all development proposed will be acceptable and that
all sites within the designation are suitable for development.”

Policy 7 As there is a combined 20 year supply of lands available for development in
designated Hamlets and the Rural area, it is anticipated that new development
within hamlets will consist primarily of infilling within existing designations.
However, the County may consider the expansion of a Hamlet boundary only
during a comprehensive review/municipal comprehensive review of this Official
Plan where it has been demonstrated that:

a) sufficient opportunities for growth are not available through
intensification, infilling and redevelopment and designated growth areas
to accommodate the projected needs over the identified planning horizon;
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b) the infrastructure and public service facilities which are planned or
available are suitable for the development over the long term and protect
public health and safety;

c) the lands do not comprise specialty crop areas;

d) there are no reasonable alternatives which avoid prime agricultural areas;

e) there are no reasonable alternatives on lower priority agricultural lands in
prime agricultural areas; and

f) impacts from new or expanding hamlets on agricultural operations which
are adjacent or close to the hamlet are mitigated to the extent feasible.

Policy 8 The comprehensive review/municipal comprehensive review will address the
following:

a) no new municipal water and/or sewage systems will be required and the
long term suitability of the area for individual, on-site sewage disposal
systems must be demonstrated by appropriate means;

b) the amount of land included within the expansion area is justified based
upon the amount of land available for intensification, infilling and
redevelopment within the existing hamlet and population projections for
the County and the hamlet;

c) the availability of schools, community centres, recreational, cultural
and/or other community facilities has been investigated;

d) the proposed expansion represents a logical extension of the hamlet and
is compatible with existing development, including existing agricultural
operations;

e) prime agricultural land is preserved unless no reasonable alternative
exists and specialty crop land is avoided;

f) the standards for separating residential uses from existing, new or
expanding livestock facilities shall be the Minimum Distance Separation
formulae;

g) Mineral Aggregate Resource Areas, Natural Environment Areas and
areas where physical constraints to development including drainage
considerations are evident, should be avoided; and

h) potential impacts on cultural heritage resources are assessed and

minimized.

Planning Comment: The Official Plan states that boundary expansions to the Hamlet Area shall
only occur as part of the Municipal Comprehensive Review. Section 4.0 below discusses these
criteria. The proposal will bring the subject lands more into conformity with the Provincial Plans,
as it will provide another housing option to the Rural Settlement Area/Hamlet of Fisherville.

4.0 PLANNING JUSTIFICATION

The County has twenty-five designated Hamlet Areas, including the Hamlet of Fisherville. As
identified throughout the letter and seen in Figures 3 and 4, the subject lands are designated as
Agriculture, while the portion of the property south of Held Crescent is designated part of the
Hamlet, therefore the inclusion of the subject lands into the Hamlet Area Boundary and expansion
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of the Fisherville Hamlet is contextually appropriate and logical to avoid fragmented land use
patterns.

Municipal Staff's reviewed the submitted requests for Hamlet Expansion and found that there is
need for 572 new dwelling units to be constructed in the rural area of the County between 2021
and 2051 and the total estimated residential development potential in the County’s existing 25
hamlets is for the construction of between 486 units and 847 units. Therefore, it was concluded
that the subject lands should not be approved as there is sufficient residential development
potential within the rural area of the County to meet development needs to 2051 (attached as
Appendix D - Haldimand Country Official Plan Update: Report on Rural Residential
Development Potential). While we understand that the subject lands are not required to
accommodate forecasted growth to 2051, there is no guarantee that all of the existing vacant
properties within the existing Settlement Area boundaries will redevelop in order to provide for the
construction of 572 units. This position is also reflected in existing County of Haldimand Official
Plan policies, which states that all land within the Hamlets are not suitable for development.

The southern portion of the subject lands have an approved Zoning By-law Amendment and Draft
Plan of Subdivision; therefore, the remainder of the subject lands are development ready. In
addition, through the previous consultation, the urban areas are anticipated to lose 451.57ha of
urban land and add 238.38ha / up to 425.08ha. If all the lands that are being considered as
additions into the urban boundary are approved, there is still a remnant amount of land taken away
overall from the urban boundary — 26.49ha. As previously noted, the expansion being requested
is for 27.38ha. This expansion would provide residential growth within the Fisherville Hamlet,
contributing to the Province’s and the County’s growth targets, encouraging expansions in existing
settlement areas and creating complete communities, that already have existing services including
community centres, churches and services. If the rural areas are not considered for expansion,
the urban areas would have 26.49ha less urban land than prior to the Official Plan update.

Under Section 4.E. of the OP, the County’s intent is to provide a hamlet environment that is
beneficial for rural residential living while appropriate commercial, industrial, and institutional uses
are permitted to minimize land use conflicts. In our opinion, the proposed development would
accommodate a viable area of residential development. This would furthermore contribute to the
County’s residential density targets mandated by the updated Growth Plan.

Specifically, in reference to the subject lands suitability to accommodate anticipated growth, the
subject lands are not in proximity to any cultural heritage resources and area identified as ‘Prime
Agricultural Land’ in the Growth Plan for the Greater Golden Horseshoe 2019, depicted in Figure
2. They are not considered ‘Specialty Crop’.

Figure 5 shows that subject lands are comprised of Soil Class 3, with Sub Classes W & D,
denoting that the soils are difficult to till, absorb or release water slowly and has excess soll
moisture. The portion of the property already included within the Settlement Area Boundary is also
comprised of Soil Class 3. As the portion inside the Settlement Area Boundary is identified to
accommodate development, therefore the portion outside of the Boundary would also be feasible
for growth as they are apart of the same Soil Classes. Figure 5 also does not show that the subject
lands are in close proximity to any farm operations, thereby complying with the Minimum Distance
Separation Formulae (“MDS”).

There are no reasonable alternatives to expand into non Prime Agricultural land, as all land outside
of the Hamlets and Urban Settlement Areas in the County of Haldimand are ‘Prime Agricultural’.
The subject lands represent a lower priority agricultural land, which can be developed into rural
residential lots to accommodate forecasted growth.
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Figure 5: Agricultural Systems Portal showing Soil Classification of Subject Lands (outlined in blue)

As seen in Figure 6, the north-western portion of the subject lands contains a provincially
significant woodland, while the lighter green areas depict the Natural Heritage System. The
proposed Concept includes a buffer to the provincially significant woodland, while prior to any
development on the subject lands, supporting studies including an EIS can be undertaken to
ensure the protection of natural features.

Figure 6: Natural Heritage Mapping of Subject Lands from Provincial Website
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In terms of infrastructure, as identified in the County Official Plan, no new municipal water/
sewage systems will be required and all proposed lots on the subject lands would be serviced by
private on-site water and sewage disposal. The lot sizes proposed are in tandem with the
approved Plan of Subdivision (Fisherville Phase 2-18M-64) and there will be no impacts, as
justified in the attached Wastewater Servicing Report, which confirms that the lots in Phase had
an adequate area for a septic bed.

5.0 CONCLUSION AND RECOMMENDATIONS

While we understand that the designated hamlets provide available land for development, the
redevelopment of the existing vacant properties within the existing Settlement Area boundaries is
not guaranteed. The subject lands are development-ready, as the southern portion of the subject
lands have an approved Zoning By-law Amendment and Draft Plan of Subdivision.

As part of the Municipal Comprehensive Review, we respectfully request that the subject lands be
included within the Fisherville Hamlet Area Boundary. The purpose of this letter is to justify the
inclusion of the subject lands within the Fisherville Hamlet Area, under the County’s Official Plan
Review in accordance with the criteria set out in the Provincial Policy Statement 2020, Growth
Plan 2019 and settlement boundary expansions within the existing County of Haldimand Official
Plan 2012, in accordance with the preliminary findings of the Lands Needs Assessment. The
proposed settlement boundary expansion is a logical expansion of the settlement area, as it
rounds out the north-western portion of the Fisherville Hamlet Area.

We trust the information and plans contained herein are sufficient to provide staff with sufficient

information. If you require any additional information, or have any questions, please do not hesitate
to contact the undersigned.

Yours Truly,
IBI Group

Rute/t

John Ariens MCIP RPP Ritee Haider BES MCIP RPP
Associate Director | Practice Lead Planning Planner
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IBI GROUP

200 East Wing—360 James Street North
Hamilton ON L8L 1H5 Canada

tel 905 546 1010

ibigroup.com

January 15, 2021

Ms. Shannon VanDalen, MCIP, RPP, CMMI
Manager — Planning & Development
Haldimand County Administration Building
53 Thorburn Street South

Cayuga, ON NOA 1EO

Dear Ms. VanDalen:

SETTLEMENT BOUNDARY EXPANSION - FISHERVILLE
FEEDBACK TO WORKSHOP #1 - ECONOMY AND GROWTH MANAGEMENT
HALDIMAND COUNTY OFFICIAL PLAN - MUNCIPAL COMPREHENSIVE REVIEW

On behalf of our client and in keeping with the November 30, 2020 Haldimand County Official Plan
Update, please accept this letter as a formal request to expand the Settlement Boundary in the
Hamlet of Fisherville.

Haldimand County held a virtual public meeting via Zoom on November 30, 2020. This meeting
was known as Workshop #1 — Economy and Growth Management. The previous public meeting
was held on February 5, 2020 — the Haldimand County Official Plan Update: Growth Strategy —
PIC. This meeting was held to introduce the changes to the Official Plan. On the February 5, 2020
meeting, the focus was predominately focused on the urban areas. Although this meeting focused
on the urban areas of Haldimand County, our office provided feedback via email after this meeting
to formally express our client’s interest in expanding the Settlement Boundary within the rural
Fisherville Hamlet. This email has been included in this package as reference.

On behalf of our client, we formally and respectfully request the lands legally known as Part of Lot
6, Concession 5, Geographic Township of Rainham, Haldimand County (“the subject lands”) be
considered for a Settlement Boundary expansion. The subject lands are identified on the enclosed
draft reference plan labeled as 18-199-LTA. A portion of this land at the south end of Held
Crescent, is already within the Settlement Boundary area of the Fisherville Hamlet. Our office has
submitted a Draft Plan of Subdivision for seven (7) single detached lots and a stormwater
management pond for the portion of the land that is within the Settlement area boundary (County
file no. PL28T-2019-007). It is the intention to register this subdivision as soon as possible and
move forward with construction immediately. A Zoning By-law Amendment was also solidified in
2019 to facilitate this development (County file no. PLZ-HA-2019-00 and By-law no. 1150-HC-29).
Discussions have been had between County staff and our client over a number of years to
communicate the interest in expanding the Settlement Boundary.

Based on the information presented at the November 30, 2020 virtual public meeting, we
understand the County is focusing more predominately on the Urban Areas; Caledonia,
Haggersville, Jarvis, Dunnville, Townsend etc. At the meeting it was noted that Jarvis and
Townsend exhibit a surplus of vacant residential lands and some of this land is anticipated to be
removed from the Urban Boundary. Based on this consideration, it seems reasonable to
encourage expansion within the Rural Settlement Areas. The subject lands expansion being
requested is approximately 27.38ha in size which can accommodate a viable area of residential
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development contributing to the County’s residential density targets mandated by the updated
Growth Plan.

Provincial requirements include accommodating an additional 30,000 new residents and 12,700
households and 11,000 new jobs. A number of maps where presented at the public meeting which
exhibited the anticipated land to be removed from the urban boundary. Haldimand County has
evaluated the urban areas and has determined portions of land which should be removed from
the urban area, some areas of expansion into the urban area and other areas of mere

consideration at this point. The details of each urban area is as follows:

Urban Communities | Areas of land to be | Areas of land to be | Areas of land to be
within Haldimand | removed from the | added to the Urban | considered to be
County Urban Boundary (ha) | Boundary (ha) added to the urban
Boundary (ha)

Caladonia 42.70 291.47 95.25

Dunnville 1.910 36.45

Hagersville 74.90

Jarvis 125.99

Townsend 207.98

TOTALS 451.57 293.38 131.70

The urban areas are anticipated to lose 451.57ha of urban land and add 238.38ha / up to
425.08ha. If all the lands that are being considered as additions into the urban boundary are
approved, there is still a remnant amount of land taken away overall from the urban boundary —
26.49ha. As previously noted, the expansion being requested is for 27.38ha. This expansion would
provide residential growth within the Fisherville Hamlet, contributing to the Province’s and the
County’s growth targets, encouraging expansions in existing settlement areas and create
complete communities.

At the public meeting our office inquired whether the rural settlement areas will be expanded to
accommodate the forecasted growth. The response indicated that rural settlement boundary
expansions would not be considered as part of that public meeting. If the rural areas are not
considered for expansion, the urban areas would 26.49ha less urban land than prior to the Official
Plan update.

In summary, our office respectfully requests the subject lands be considered for an urban
boundary expansion. Please find attached supporting documentation:

e An electronic copy of email request to expand the Fisherville Rural Settlement Boundary,
dated February 6, 2020;

e An electronic copy of the draft 18R-XXXX plan showing the extents of our client’s property
which we request to be considered as part of the Settlement Boundary expansion,
prepared by Rasch & Hyde Ltd., dated January 2020;

e An electronic copy of the draft 18M-XXXX plan showing the draft approved 7 lot
subdivision, prepared by Rasch & Hyde Ltd.

If you have any questions or concerns, do not hesitate to contact the undersigned at
carmela.agro@ibigorup.com or 905-920-0262.
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IBI GROUP

Yours Truly,
IBI Group

Carmela Agro, CPT
Planning Technician

cc. Mr. Neil Slack, Black Tower Investments Ltd., via mail and email.
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