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2.0 EXISTING CONDITIONS 

2.1 Topographical Information  
As previously discussed, the subject lands consist of approximately 39.8ha, of which portions of 
the lands are undevelopable as they are within the ND floodplain. The Subject Lands are 
generally bounded by Sideroad 15 to the north, Gerrie Road to the east, Keating agricultural 
lands to the south, and Irvine Street to the west. The Subject Lands are currently used for 
interim agricultural purposes. 

MTE conducted a detailed topographical survey of the subject lands in 2022. The existing 
topography of the Subject Lands are shown on MTE Drawing 62018_001-EC1.1. A 
topographical survey for the Clayton Subdivision was completed by JD Barnes (formerly Black, 
Shoemaker, Robinson & Donaldson Limited) in the Fall of 2021, as part of its Draft Plan of 
Subdivision application. 

The Subject Lands generally consist of moderately sloped topography with slopes typically 
ranging from 1.0% to 16.5%. Existing elevations within the lands range from approximately 
400.8m in the ND to 420.5m at the north corner of the property.  

A topographical ridge is present near the southwest corner of the Subject Lands, generally 
parallel to the ND, which extends into the adjacent Keating lands to the south. The ridge has a 
general elevation of 414.0m to 415.0m within the Subject Lands.  

Under pre-development conditions, the lands north of the topographical ridge, approximately 
93% of the Subject Lands (37.3ha), have surface runoff draining to the ND, which in-turn drains 
to Irvine Creek. This is split between the lands north and south of the ND with the lands north of 
ND draining from north to south; and the lands south of the ND draining from south to north. The 
remaining 7% of the Subject Lands (2.7ha) located in the southwest corner and south of the 
ridge, drain towards a wetland located in the southwest corner of the Keating lands, adjacent to 
Irvine Street. The wetland and Irvine Street drain to the Queen Street Creek which also 
discharges to Irvine Creek.   

2.2 Geotechnical and Hydrogeological Information  
In 2021, Soil-Mat Engineers & Consultants Ltd. (Soil-Mat) conducted initial geotechnical and 
hydrogeological investigations for the Subject Lands and the Clayton Subdivision, with several 
updates provided since then.  

The fieldwork for the investigations included: 15 boreholes for the Subject Lands (of which 9 
included a monitoring well), and 13 boreholes for the Clayton Subdivision (of which 10 included 
monitoring wells). The boreholes were advanced to depths ranging between 2.1m to 8.2m. 
Based on the results of the detailed investigations, the subsurface stratigraphy for the Subject 
Lands is generally described as topsoil underlain by sandy silt, silty sand till, and clayey sandy 
silt till deposits, with generally trace amounts of gravel. 

The hydrogeological assessments included groundwater level readings for all monitoring wells 
based on continuous monitoring, generally measured from October 2021 to May 2023, and from 
March to May 2025. A groundwater contour plan representative of the seasonal high 
groundwater levels was also provided. The most recent hydrogeological assessment update 
based on the latest groundwater monitoring is summarized in the September 2025 report. 

Based on the groundwater level readings recorded by Soil-Mat, groundwater levels generally 
rise and fall with the topography. Groundwater flow is interpreted as having a high point located 
near the topographical ridge and generally mimics the surface water flow direction.  
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Based on the findings in the NDSS and the hydrogeological assessment by Soil-Mat, generally, 
groundwater contributes to the ND as shallow interflow and baseflow. 

The relevant geotechnical and hydrogeological reports can be found in Appendix D. 

2.3 Source Water Protection and GRCA Mapping  
The Subject Lands are within a Wellhead Protection Area (WHPA) and a Significant 
Groundwater Recharge Area-Tier 2 (SGRA) as defined by the Source Water Protection Plan 
Mapping, as illustrated in Appendix E. A majority of the lands have a WHPA classification of 
WHPA-C, while a very small portion of the Subject Lands in the southwestern corner have a 
classification of WHPA-B and the eastern portion of the lands have a classification of WHPA-D. 
The majority of the Subject Lands are within a wellhead vulnerability score of 6 with a very small 
portion in the southwest corner having a vulnerability score of 8 and the eastern portion of the 
lands with a vulnerability of 4. There is an existing municipal drinking water supply well located 
on Aqua Street approximately 900m south of the Subject Lands.  

The intrinsic vulnerability for the SGRA is characterised as moderate (generally having a 
vulnerability score of 4), generally indicative of shallow groundwater flow towards Irvine Creek 
west of the Subject Lands. 

As part of the Hydrogeological Considerations, Terra-Dynamics Inc. conducted a Source Water 
Protection Due Diligence Review of the Subject Lands and Keating Lands dated March 2025 as 
part of the boundary expansion OPA application. The management strategies proposed for 
mitigation of impacts for quality and quantity to WHPAs and SGRAs by Terra-Dynamics aligns 
with the stormwater management strategies and servicing proposed in this FSR and the 
Preliminary SWM Report. Refer to Appendix D and E  for details.   
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The SR15 urbanization is proposed between Irvine Street and Street C based on the servicing, 
grading and SWM strategy for the Subject Lands.  
As previously mentioned, Street H at the window street section is proposed as a modified 16.0m 
cross-section adjacent to the existing rural portion of SR15. The proposed grading along the 
property line is being designed approximately 0.2m higher than the existing SR15 centreline 
road grades, with transition grading matching into the existing ditch. These proposed grades will 
provide a proper elevation at the property line for when SR15 is urbanized in the future. 
Irvine Street has previously been proposed to be re-constructed and urbanized on both sides 
through the approved Clayton Subdivision. It is not identified as a DC eligible project but 
considering that the DC background study is being reviewed, we believe that it should be 
included in the DC background study update to connect the improved SR15 with the existing 
urbanized section at Bricker Avenue. Irvine Street will be a critical road and water/sewer 
infrastructure connection. Refer to the Irvine Street and SR15 plan and profile drawings 50250-
100-MS2.1 and 62018_001-PP1.1 and PP1.2, respectively, and Appendix F  for the proposed 
typical road cross-sections. 

3.3 SR15 Left Turn Lane  and Functional Design  
A Transportation Impact Study (TIS) was completed by Paradigm Transportation Solutions 
Limited (Paradigm) dated August 2025 to assess the impact of the proposed development on 
the transportation network. The TIS analyzed the existing traffic conditions as well as forecasts 
for the 5-year (2035) and 10-year (2040) horizons from the assumed full build-out of the 
proposed development.  

Through the analysis, the TIS recommended that a westbound left-turn lane on SR15 at Street 
A is warranted with 15m of storage and should be constructed through the development of the 
Subject Lands. Therefore, a functional road design was prepared for this intersection and left 
turn lane. Refer to Figure 3.1. 

The functional design shows that the left turn lane and storage will fit within the existing SR15 
right-of-way, and no right-of-way widening is required. Detailed design for the intersection 
including the left turn lane will be completed during the final design phase of the subdivision. 
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5.0 MUNICIPAL SERVICING 

5.1 Sanitary Servicing  
The Subject Lands are proposed to be serviced by the existing 200mm diameter sanitary sewer 
on Irvine Street that is currently stubbed north of Bricker Avenue. This sewer will be extended 
north on Irvine Street and into the Subject Lands at Street B. The existing Irvine Street sewer 
flows south towards Colbourne Street, North Queen Street, East Mill Street and eventually 
discharges into the Elora Wastewater Treatment Plant (WWTP). As documented in the FSR 
dated March 2025 prepared by MTE in support of the boundary expansion OPA application, the 
Elora WWTP has capacity for the proposed development.  

The Township recently completed a Water and Wastewater Servicing Master (WWSMP) with 
the final report dated June 30, 2025 prepared by R.V. Anderson Associates Limited (RVA). The 
WWSMP documented the Township-wide servicing upgrades required to service growth up to 
2051 and which confirmed that the Elora WWTP has capacity to service growth beyond 2051. It 
also documented the average daily wastewater flow (including extraneous inflow and infiltration) 
per capita at the WWTP of 300L/cap/day, based on monitoring, and which is used to forecast 
future flows. Accordingly, this was used to determine flows for the proposed development.  

A majority of the Subject Lands (lands south of the ND) will be serviced by gravity directly to the 
existing sanitary sewer. The balance of the Subject Lands (north of the ND) cannot be serviced 
by gravity and will be serviced by a SPS with a forcemain crossing the ND along SR15 and 
discharging to the proposed sewers on Street D. Refer to Figure 5.1  which illustrates a 
schematic of the internal sanitary sewer layout, concept finished road grades at key points in the 
sewer network, the gravity catchment area limits for the Irvine Street trunk sewer and the 
catchment area for the proposed SPS. The sewers generally follow the road grading throughout 
the site and range in depth between 2.4m and 3.4m with most at a typical depth of 2.8m. The 
Subject Lands represent a population of approximately 1,710 people resulting in a peaked 
residential flow of 21.6L/sec (gravity and SPS flow). Refer to the downstream sanitary design 
sheet in Appendix G . 

In January 2022, MTE completed a sanitary servicing overview of the Subject Lands which was 
further refined and documented in the FSR dated March 2025 prepared as part of the boundary 
expansion OPA application. These reports documented the remaining capacity within the 
sanitary trunk sewer system for north Elora. The Irvine Street trunk sewer has a remaining 
capacity of approximately 16.5L/sec without surcharging. The capacity is specifically limited by a 
few runs of sewer between Walser Street and Marr Drive with as-recorded slopes of 0.27% and 
0.33%, respectively, based on Township GIS mapping. The existing sewers south of Walser 
Street have steeper slopes and therefore provide more capacity. Refer to the figure in 
Appendix G  for the plan showing the sanitary trunk sewers in north Elora. Using the WWSMP 
average daily flow of 300L/cap/day, these limiting sewer slopes allow for a growth population of 
approximately 1270 people (without surcharging), which represents the entire proposed 
development south of the ND and a portion of the Subject Lands north of the ND.  

The remaining population of approximately 440 people (5.1L/sec of peaked residential flow) can 
be serviced by the existing Irvine Street trunk sewer with minimal surcharging of these limiting 
sewers upstream and downstream of the Walser Street intersection. A hydraulic grade line 
(HGL) analysis concluded that during the theoretical peaked flow (including gravity and SPS 
flows), the HGL rises approximately 0.14m and 0.26m above the obvert at these locations. 
Refer to the downstream sanitary design sheet in Appendix G . The existing sewer obvert in this 
location is approximately 3.5m deep and therefore, this surcharging is considered minor.  
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