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 On Behalf of Bellport Homes (2414176 Ontario Inc.) 

    
Dear Ms. Warren, 

I would like to thank you and your colleagues for taking the time to meet with us on 2016-04-26 to discuss the potential 
for including ‘Rounding-out Area B’ (ROA B) within the proposed expansion to the Bolton Rural Service Centre. During the 
meeting we discussed a number of matters, including the latest timelines for the ROPA process, the recently published 
Discussion Paper by The Planning Partnership, the Region’s considerations for evaluating expansion options, as well as 
more site-specific matters relating to ROA B.     

Having reviewed the Discussion Paper we have no comments to make other than to support the inclusion of the 
representations we made to the Region in February 2016, contained within Appendix A ‘Overview of Stakeholder 
Submissions and Public Comments’. Further to our meeting however, I would like to take this opportunity to make 
additional representations to the Region in support of ROA B, responding specifically to a number of comments made at 
the meeting by Region staff. This submission includes further consideration of densities; site servicing; site assembly; 
and a conceptual development plan. 

Site Suitability  

I would like to firstly reaffirm the site’s suitability for inclusion within the settlement boundary. The site is adjacent to the 
existing settlement boundary and comprising vacant grassland and low-density residential lots. The site’s surrounding 
land uses are compatible with residential development, being either existing housing or clearly defined natural heritage 
features; these features provide clear boundaries for settlement expansion.   For reference purposes we have attached a 
plan depicting the "Proposed Development Area" (Drawing No. 04b), which depicts the lands which might logically be 
included in the development area. 

The site is relatively flat and does not contain any major constraints to development. The site is well connected to the 
existing and future arterial road network, with King Street West having recently been improved adjacent to the site, as 
part of the ‘Bolton Arterial Road’ construction. Future residents of the site can access the arterial road network, including 
the Town’s main employment area, without increasing vehicular movements through existing residential areas. Existing 
amenity space, recreation facilities and elementary school are located within walking distance of the site.  

 



Andrea Warren 
Bolton Expansion ROPA - Representations P a g e  | 2 

 © LARKIN+land use planners inc.  
 

LARKIN+ land use planners      849 Gorham Street, Newmarket ON L3Y 1L7      Ph: 905.895.0554      www.larkinassociates.com 

Population Densities 

As you are aware, the ROPA to allow for the expansion of the Bolton settlement boundary is required to accommodate 
future population growth up to 2031, including an additional 10,348 people and 2,635 jobs. In order to meet these targets 
through the efficient use of land and in the most sustainable way possible, consideration has been made to density 
requirements within the Region of Peel ‘Places to Prosper’ Land Budget Report (June 16, 2011). The Land Use Budget 
Report discusses municipal densities within the Region, advising that Mississauga has the highest gross density of 
almost 39 people per hectare (pph), and Caledon the lowest, with 12 pph. The Report goes on to advise that the gross 
densities will be “significantly higher at the 2031 built-out”, and that the Region expect to reach an overall average gross 
density of almost 41 pph. 

The enclosed “Master Development Plan” (Drawing No. 04) has given particular consideration to the density targets set 
out within the Report, as well as the Province’s Growth Plan (2006). This conceptual plan illustrates how parcels 1 to 11 
may be developed, with the northernmost 3 lots to be included at a later date (parcels 12, 13 and 14). Table 7 ‘Number 
of Persons per Unit (PPU) in 2006 and 2031’ of the Land Use Budget Report sets out the results of an analysis of average 
unit capacity within each municipality, based on 2006 Census data and 2031 estimates. It is proposed that ROA B would 
be developed with single-detached dwellings, with Table 7 advising that the average PPU for Caledon is 3.34, estimated 
to rise to 3.35 in 2031.  

A gross unit density of 14.68 units per hectare (uph) has been achieved within the enclosed Plan, equating to 49 pph, 
based on the above. This number is far greater than the Town’s existing density average of 12 pph, is notably greater 
than the expected 2031 Region average, and largely meets with the density and intensification requirements set out 
within the Province’s Growth Plan (2006). Indeed, the Development Plan shows a total of 187 units on a site currently 
containing 9 (nine) existing properties, and the area which is currently empty grassland south west of Chickadee Lane 
(Areas 02 and 05) achieves a population density of 64 pph. 

ROA B is not dependent on any other expansion or rounding-out areas coming forward, and regardless of the final area 
available for development, or the layout proposed, the densities shown within the enclosed Plan will be achievable. As 
such, ROA B is considered a suitable and viable option for inclusion within the expanded Bolton settlement boundary. 

Site Servicing 

WSP / MMM Group have been retained to review site servicing details and advise on development potential at ROA B. 
Their findings to date are appended to this submission.  Their review of the site and proposed development concludes 
that it can be serviced using available capacity and infrastructure with minimal financial impact on the Region.   Their 
letter respecting this matter is attached hereto. 

Site Achievability and Land Assembly 

Our client, Bellport Homes ("Bellport") intend to proceed with land use planning applications and develop the site for 
residential use at the earliest opportunity, certainly well within the 2031 planning horizon. Bellport intends to develop 
ROA B as comprehensively as possible, making the most efficient use of land, defined by existing roadways and natural 
features. In doing so it is hoped that no residual parcels of land will remain which fail to adequately contribute to meeting 
the growth targets and density requirements of the Region.  
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CONCLUSION  

ROA B abuts residential development and the existing settlement boundary: it is a logical site for inclusion within the 
2031A Bolton Settlement Area Boundary. The site is suitable for housing, having no major constraints to development, 
and is being promoted by LARKIN+ Land Use Planners on behalf of Bellport Homes. Bellport Homes owns the majority of 
the site and intends to take the site forward for development at the earliest opportunity. 

At around 50 people per hectare, the development of the ROA will achieve densities greater than the expected 2031 
built-out average for the Region, as well as meeting the intensification requirements set out within the Growth Plan. The 
site can be serviced using available capacity and infrastructure with minimal financial impact on the Region. The site is 
suitable, available and achievable/viable and as such, should be considered to be appropriate by the Region of Peel. 

Should you have any questions regarding the above comments, please let me know. I look forward to being updated on 
the ROPA’s progress and thank you again for providing us with the opportunity to input. 

Sincerely, 
LARKIN+ 

    
Michael T. Larkin, M.Pl., MCIP, RPP Matthew Bagnall, MA, MRTPI 
Principal Planner 
mtlarkin@larkinassociates.com mbagnall@larkinassociates.com 

cc Domenic Porretta, Bellport Homes. 
 
 

 


















