
 

 

 

 

 

 

 

Region of Peel 

Planning Department 

10 Peel Centre Drive,  

Suite A, 6
th
 Floor 

Brampton, ON L6T 4B9 

 

 
Sent via email 
 

May 24, 2016 

File 7767 

 

Attn: Andrea Warren – Manger, Planning 

 

 

Dear Madam, 

 

RE:  Response to Region of Peel Discussion Paper on Proposed Amendment to the        

       Region of Peel Official Plan to expand the Bolton Rural Service Centre 

 

 

Weston Consulting is the planning consultant for Gore & Healey Road Investments Inc., the 

legally registered owner (herein referred to as “the Client”) of the property municipally known as 

12879 The Gore Road within the Town of Caledon in the Region of Peel (herein referred to as 

the “subject property”). This letter provides our Client’s response to the Region of Peel 

Discussion Paper on the Proposed Amendment to the Region of Peel Official Plan to expand the 

Bolton Rural Service Centre (the “Discussion Paper”).  

 

This letter requests that Regional Council: 

 

 Select Option 6 as the Preferred Option to be included within the Bolton Rural Service 

Centre boundary; and, 

 

 Include the subject property within the Option 6 lands to accommodate planned growth to 

2031.  

 

Site Description: 

 

The subject property is located on the south-east corner of The Gore Road and Healey Road in 

the Town of Caledon and is approximately 39.62 hectares (97. 91 acres) in area. The location of 

the subject property relative to the Bolton Residential Expansion Study Area (BRES) has been 

identified on Figure 1 (see attached). 
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The legal description of the subject property is Part of Lot 5, Concession 4 (Albion) being Part 1 

on Reference Plan 43R-32403 in the Town of Caledon. 

 

The subject property is occupied by a single detached dwelling and is currently being used for 

agricultural purposes. The south-east corner of the property contains a tributary associated with 

the West Humber River. The remaining portion of the property consists of cultivated fields 

associated with the agricultural operation present on the property.  

 

The watercourse located on the property is a tributary to the West Humber River and is 

designated as “Protected Countryside” with a Natural Heritage System overlay under the 

Greenbelt Plan. The remainder of the property is located outside of the Greenbelt Plan Area and 

is considered to be part of the Town of Caledon’s “Whitebelt” lands. The Region of Peel Official 

Plan identifies the subject property as being located within a “Prime Agricultural” area. The Town 

of Caledon Official Plan designates the majority of the subject property as “Prime Agricultural 

Area” with the remainder located near the watercourse being designated as “Environmental 

Protection Area.” 

 

Site Context: 

 

The subject property is located on the south-east corner of The Gore Road and Healey Road in 

the Town of Caledon. The surrounding specific land uses are as follows: 

 

North: Agricultural uses consisting of cultivated farmland and associated agricultural 

buildings. The lands located to the north of the subject property are identified as 

the Option 5 lands; 

 

South:  Agricultural uses and single detached dwellings; 

 

West:  Rural estate dwelling and natural heritage features (watercourse and 

woodlands); and, 

 

East:  Agricultural uses consisting of cultivated farmland and associated agricultural 

buildings. The lands located to the east of the subject property are identified as 

the Option 6 lands. Further to the east is the existing community of Bolton.    

 

 

An aerial photograph of the subject property in the context of the BRES Study Area has been 

identified on Figure 2 (see attached material). 
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Purpose: 

 

We recognize that on November 12, 2015, Regional Council endorsed a planning process for 

the consideration of the Town’s Bolton Residential Expansion ROPA application. It is our 

understanding that the Region is committed to facilitating a planning process that ensures an 

open, fair and transparent public process that provides all stakeholders, agencies and members 

of the public with an opportunity to provide their input.  In response to this planning process, we 

are submitting a request, on behalf of our Client, to have the following submission considered in 

the review of the proposed Regional Official Plan Amendment for the Boundary Expansion to the 

Bolton Rural Service Centre (ROPA 28).  

 

The purpose of this submission is to recommend: 

 

 The selection of Option 6 as the Preferred Option to be included within the Bolton Rural 

Service Centre boundary; and, 

 

 The inclusion of the subject property within the Option 6 lands to accommodate planned 

growth to 2031.  

 

On December 18, 2015, the Region of Peel issued a request for public comments on the Bolton 

Residential Expansion Study (BRES). This request for comments included the following 

questions: 

 

1) What evaluation criteria and/or process should be utilized by Regional Council to identify 

appropriate lands for completing the 2031A Growth Plan targets in Caledon? 

 

2) What are the locational or other attributes of any of the various land areas under 

consideration in the process that either makes them more suitable to be selected by the 

Region for the inclusion in the Bolton Settlement Area Boundary to complete the 2031 

Growth Plan targets in Caledon? 

 

3) Which lands should be included in the 2031 Bolton Settlement Area boundary as a result 

of this planning process? Why should this conclusion be considered to be appropriate by 

Regional Council? 

 

This correspondence addresses the above noted questions, particularly Questions 2 & 3 

regarding the addition of lands in the Bolton Settlement Area Boundary by evaluating the Option 

6 lands using the Regional Criteria outlined in the Discussion Paper, dated April 15, 2016, 

prepared by the Planning Partnership.   
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Planning Analysis: 

 

The Planning Partnership was retained by Regional Council to conduct an overview and analysis 

of the stakeholder consultation and to establish criteria and recommendations to assist the 

Region in undertaking an integrated evaluation of the six expansion options and rounding-out 

areas identified by the Town of Caledon. 

 

The Discussion Paper, dated April 15, 2016 prepared by the Planning Partnership identified six 

(6) themes and eighteen (18) criteria based on a review of Provincial and Regional policies, as 

well as the criteria developed for the Caledon BRES submission. 

 

Our submission outlines the themes and criteria identified in the Discussion Paper, dated April 

15, 2016, prepared by the Planning Partnership and offers our position as to why Regional 

Council should select the Option 6 lands as the Preferred Option to be included in the Bolton 

Rural Service Centre. 

 

Theme One: Protect Natural Heritage Features and their associated functions  

 

o Peel Criterion 1- Are there significant natural heritage features/functions within 

the expansion area that have an adverse impact on the development potential for 

the lands and/or on the design and layout of the new community? 

 

o Peel Criterion 2- How well can the development of transportation, water and 

wastewater infrastructures in the expansion area minimize impacts on the 

environment. 

 

We have reviewed the Bolton Residential Expansion Preferred Option Analysis prepared by 

Sorensen Gravely Lowes (SLG), dated January 2016, on behalf of Solmar Development 

Corporation. Savanta Inc. the environmental consultant retained by Solmar Development 

Corporation prepared a letter dated February 1, 2016 which expresses their opinion on their 

review of the materials prepared by Meridian Planning and Dougan & Associates relating to their 

assessment and evaluation of the six expansion area options.  

 

Savanta notes in their letter dated February 1, 2016 that “Option 6 ranked highest of all six 

Option Areas based upon the limited extent and complexity of natural heritage features 

within Option 6 combined with the fact that it does not contain Redside Dace contributing habitat, 

unlike all of the other options”.   

 

Based on our review of the materials prepared by Dougan & Associates and Savanta, it is our 

position that including the Option 6 lands in the Bolton Rural Service Centre boundary would 
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rank highly against the Regional theme to protect Natural Heritage Features and their associated 

functions by directing development to the least constrained option.  

 

We recognize that a portion of the subject property contains natural heritage features; however 

these lands would be excluded from development as they are protected by the Greenbelt Plan. 

 

Theme Two- Promote coordinated, efficient and cost effective infrastructure:  

 

o Peel Criterion 3- How well can development in the expansion area make the 

most efficient use of existing regional transportation, water, and wastewater 

infrastructure. 

 

o Peel Criterion 4- Is a significant amount of new transportation, water and 

wastewater infrastructure required to provide servicing in the expansion area? 

 

o Peel Criterion 5- Can Regional transportation, water and wastewater 

infrastructure be provided in a cost effective manner to properly service 

development in the expansion area and potential future expansion areas? 

 

o Peel Criterion 6- How well can development in the expansion area support the 

establishment of full range of transportation mobility options, including public 

transit, active transportation, and carpooling? 

 

 

With regards to meeting the above criteria, we have reviewed the following documents: 

 

 Bolton Residential Expansion Preferred Option Analysis, dated January 2016, prepared 

by Sorensen Gravely Lowes (SGL) Planning & Design; 

 Fiscal and Economic Analysis Report, dated February 1, 2016, prepared by Altus Group; 

 Transportation Input Study, dated February 2016, prepared by Poulos & Chung Limited. 

 

Based on our review of the above noted documents, it is our understanding that Option 6 is the 

most cost effective option in terms of servicing and provides the most efficient transportation 

connections.  

 

The following is a summary of our findings: 

 

Transportation Infrastructure: 

 

With regards to making efficient use of transportation infrastructure, it is important to note that 

the subject property is located within the GTA West Study Corridor Area and that the Option 6 
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lands would be well severed by any of the corridors being considered as part of the GTA West 

Corridor Study.  

 

The Transportation Input Study prepared by Poulos & Chung Limited notes that “it is likely that 

The Gore Road/ and or the Coleraine Drive interchange; the first interchange location west of 

Highway 427 will have a rapid transit station stop”. The proximity of the subject property to a 

potential future rapid transit stop at The Gore Road makes it an excellent candidate to be 

included within the Option 6 lands. This would provide future residents with greater access to a 

full range of transportation modes.  

 

The Option 6 lands are also a shorter travel distance to most destinations than the Option 3 

lands given its location on the road network and its close proximity to the existing community of 

Bolton and the City of Brampton.  

 

It is also important to note that the Option 6 lands are located within close proximity to planned 

major road network improvements including a future extension/realignment of Major Mackenzie 

Drive, which would provide direct access to York Region.  

 

Option 6 is also more cost effective than Option 3 in terms of providing transportation 

infrastructure. The Fiscal and Economic Analysis Report, dated February 1, 2016, prepared by 

Altus Group notes that a $15 million rail grade separation on King Street is not required for 

Option 6 as it is for Option 3.   

 

In summary the location of the Option 6 lands relative to the existing community of Bolton makes 

Options 6 more cost effective and efficient than Option 3. 

 

Servicing Infrastructure: 

 

With regards to providing infrastructure in a cost-effective manner, the Fiscal and Economic 

Analysis Report, dated February 1, 2016, prepared by Altus Group notes that “the total cost of 

the water and wastewater infrastructure required for Option 6 is approximately $48,560,000 

lower than the total cost of the infrastructure required for Option 3.”  Furthermore Option 6 is 

preferable to Option 3 from a servicing perspective as no costs are required for the first phase of 

development due to the close proximity of existing Regional services.  

 

In summary, the selection of the Option 6 lands as the Preferred Option to be included within the 

Bolton Rural Service Centre boundary and the inclusion of the subject property in Option 6 would 

promote the coordination of efficient and cost-effective infrastructure as development would 

utilize existing infrastructure and planned provincial infrastructure (e.g. GTA West Corridor and 

rapid transit initiatives). 

 



 

 

7 

Theme Three- Promote Fiscal Responsibility  

 

o Peel Criterion 7- Does the development of the expansion area have any 

substantial negative financial risk to the Region of Peel? 

 

o Peel Criterion 8- Will the development of the expansion area and resultant 

Regional infrastructure be cost effective, including operational and maintenance 

costs? 

 

The selection of Option 6 as the Preferred Option for the expansion of the Bolton Rural Service 

Centre boundary would promote fiscal responsibility as the cost to service the Option 6 lands 

would be substantially lower than Option 3 as the location and configuration of Option 6 will 

optimize the use of existing and planned infrastructure.  

 

The Fiscal and Economic Analysis Report, dated February 1, 2016, prepared by Altus Group 

states: 

 

“At full build out, Option 6 is projected to generate a Regional tax surplus of 

approximately $1,352,000 per year, while Option 3 is estimated to generate a 

Regional tax surplus of approximately $474,000 per year. At full build-out, Option 

6 is projected to generate a Town tax surplus of $1,397,000 per year; while 

Option 3 is projected to generate a Town tax surplus of $513,000 per year.” 

 

 

Based on the above, it appears that Option 6 would promote fiscal responsibility as it is much 

cheaper to service the Option 6 lands. Furthermore, the development of the Option 6 lands 

would generate a higher tax surplus for the Region.  

 

Theme Four- Ensure compact, complete and healthy communities: 

 

o Peel Criterion 9- Is the expansion area a logical and contiguous extension to the 

current build-up area that can be well integrated into the fabric of the existing 

residential community, and will it have any impacts on future planned residential 

areas? 

 

o Peel Criterion 10- Can the expansion area achieve planned urban density 

targets, and an appropriate range and mix of housing types, including housing 

that is considered more affordable? 
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o Peel Criterion 11- Can the expansion area develop in a form that enables healthy 

outcomes, both within the expansion area and in the built-up areas surrounding 

it? 

 

o Peel Criterion 12- Will new development in the expansion area optimize the use 

of existing and already planned community infrastructure and services? 

 

o Peel Criterion 13- Does the location of the expansion area support the planned 

function of existing and already planned commercial areas in Bolton? 

 

o Peel Criterion 14- Will the residential character of the expansion area have any 

detrimental impacts on the function of existing and planned employment areas, 

or their future expansions? 

 

The inclusion of the Option 6 lands would ensure compact, complete and healthy communities 

as the expansion area is a logical and contiguous extension to the current built up area as the 

existing road network provides direct connections into Bolton. 

 

Furthermore, as SGL notes in their Preferred Option Analysis Report, dated January 2016, the 

length of Option 6 is contiguous with the existing settlement boundary as it abuts the existing 

settlement boundary for approximately 3,600 meters whereas Option 3 only abuts the settlement 

boundary for 2,000 metres.  

 

The inclusion of the subject property within the Option 6 lands could provide future residential 

lands for the community of Bolton as the Planning Justification Report prepared by Meridian 

Planning, dated June 2014 notes that there is limited opportunity for additional residential 

development abutting the existing community of Bolton, east of the railway.  It is reasonable to 

conclude that future residential growth in Bolton will need to be allocated to the westerly area 

between Bolton and the Greenbelt Plan Area. The subject property is located between Bolton 

and the Greenbelt Plan Area, which would make it an ideal candidate for a future expansion to 

the Bolton Rural Service Centre boundary.  

 

The Preferred Option Analysis Report, dated January 2016, prepared by SGL notes that from a 

transportation and servicing perspective, it is more efficient to grow from south to north as the 

traffic flow is generally located to the south and regional sanitary and water infrastructure come 

from the south. Therefore, a south to north phasing of growth is more efficient and cost effective. 

This would make the Option 6 lands and the inclusion of the subject property into the Option 6 

lands as an ideal candidate to be included with the Bolton Rural Service Centre boundary.  

 

In regards to contributing to complete and healthy communities, it is important to note that the 

Option 6 lands abut a large existing and planned employment area. It is reasonable to conclude 
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that residents could walk or cycle to work in the adjacent employment area, thus contributing to 

healthy and complete communities.  

 

The Fiscal and Economic Analysis, dated February 1, 2016 prepared by Altus Group states that: 

 

 “the development estimates prepared by Meridian Planning for Option 3 include 

substantially more retail development, which is expected to result in a minor 

negative impact on existing facilities in Bolton’s downtown. Substantially less 

retail development is anticipated for Option 6. This will provide an opportunity for 

existing commercial areas in Bolton to benefit from population growth in Bolton.”  

 

Based on the above, it appears that Option 6 would benefit the existing commercial area of 

Bolton as it would not provide direction competition with the existing commercial area of Bolton.   

 

Based on our review of the materials prepared by Meridian Planning and the Bolton Residential 

Expansion Preferred Option Analysis prepared by SGL, it our opinion that the inclusion of the 

subject property in the Option 6 lands and the selection of the Option 6 lands as the Preferred 

Option to include in the Bolton Rural Service Centre Boundary represents the best fit with the 

Regional Criteria to ensure compact, complete and healthy communities. 

 

Theme Five- Protect agricultural lands and aggregate resources: 

 

o Peel Criterion 15- Does the development of the expansion area minimize land 

use conflicts with existing farm operations in the adjacent agricultural area? 

 

o Peel Criterion 16- Does the expansion area represent an alternative that uses 

lower priority agricultural lands? 

 

o Peel Criterion 17- Does the expansion area include any aggregate resources that 

require long term protection? 

  

The subject property is located within a Prime Agricultural Area and the impact that the 

development of the lands would have on nearby farm operations must be considered.  Based on 

our review of the Planning Justification Report prepared by Meridian Planning and the 

Agricultural Assessment conducted by Colville Consulting and AgPlan Limited, it is our 

understanding that Option 3 and Option 6 are similar in terms of agricultural impact and that no 

one option of the six options is to be preferred from an agricultural perspective.   

 

With regards to considering alterative lands, it is important to note that the majority of the lands 

located to the immediate north and east of the community of Bolton are located within the 
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Greenbelt Plan. Therefore, there is a limited opportunity to expand the settlement area 

elsewhere.  

 

No aggregate resources have been identified on the subject property or the larger Option 6 

lands. 

 

Theme Six- Conformity with applicable policy framework: 

 

o Peel Criterion 18- Is the Regional Official Plan Amendment that implements the 

Bolton Residential Expansion Area consistent with the Provincial Policy 

Statement and does it conform with the Places to Grow Act and the Regional 

Official Plan? 

 

 

Provincial Policy Statement (2014): 

 

Based on our review of the above noted documents, it is our opinion that the inclusion of the 

subject lands within the Option 6 lands and the selection of the Option 6 lands as the Preferred 

Option to be included within the Bolton Rural Service Centre boundary would be consistent with 

the Provincial Policy Statement (PPS).  

 

The selection of Option 6 as the Preferred Option relative to Option 3, achieves greater 

conformity with the provisions of the PPS in regards to the following: 

 

 Protecting the Natural Environment; 

 Efficient use of existing servicing; 

 Promoting a range of transportation mobility options; and, 

 Creating complete and healthy communities.  

 

 

Growth Plan for the Greater Golden Horseshoe: 

 

The inclusion of the subject lands in Option 6 would be consistent with the goals and objectives 

of the Growth Plan for the Greater Golden Horseshoe as there is an identified need to plan for 

the 2031 planning horizon and beyond. 

 

The Planning Justification Report prepared by Meridian Planning notes that there is a limited 

opportunity for residential development abutting the existing community of Bolton, east of the 

railway. It is reasonable to assume that the subject property would be an ideal candidate for 

future residential development as they are located adjacent to existing and planned 

infrastructure. Furthermore the subject property’s  proximity to the Option 6 lands would 
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contribute to complete communities as it is reasonable to conclude that residents could cycle 

and walk to their jobs in the employment area planned for Option 6.  

 

Region of Peel Official Plan: 

 

The inclusion of the subject property in Option 6 would be consistent with the Region Official 

Plan as it would contribute to achieving the Region’s overachieving goal of encouraging 

sustainable development. The inclusion of the subject property in Option 6 and the selection of 

the Option 6 lands to be included in the Bolton Rural Service Centre boundary would contribute 

the Region’s vision to “be a healthy, vibrant and safe community that values diversity and quality 

of life.” 

 

Summary: 

 

Based on the above information, we request that Regional Council adopt a Regional Official Plan 

Amendment to consider the following:  

 

 Select Option 6 as the Preferred Option to be included within the Bolton Rural Service 

Centre boundary; and, 

 

 Include the subject property within the Option 6 lands to accommodate planned growth to 

2031. 

 

The development of the subject property and the Option 6 lands would achieve the following 

objectives:  

 

 Creating healthy and complete communities  

 Make efficient use of existing and planning infrastructure in a cost effective manner 

 Protect the Natural Heritage System;  

 

We intend to monitor the process for the Proposed Amendment to the Regional of Peel Official 

Plan Boundary Expansion to the Bolton Rural Service Centre, and we reserve the right to make 

further submission once any reports and/or draft amendments have been issued for public 

comment.  

 

We request that we be notified of any future reports and/or public meetings regarding the 

Regional of Peel Official Plan Boundary Expansion to the Bolton Rural Service Centre and ask 

that we receive notice of any decision (s) of Regional Council concerning this matter. 

 

 



 

 

12 

Thank you for the opportunity to provide these comments, please contact the undersigned (ext. 

236) or Josh Berry (ext. 310) if you have any questions or need to discuss this matter further.   

 

 

Yours truly, 

Weston Consulting 

Per: 

 

 
 

Kevin Bechard BES, M.Sc., RPP 

Senior Associate  

 

c. M. Emery, Weston Consulting  

A. Spizzirri, RE/MAX West Realty Inc.  
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