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May 24, 2016 

 

Karen Bennett, MCIP, RPP, Associate 
Glen Schnarr & Associates Inc. 
10 Kingsbridge Garden Circle, Ste.700 
Mississauga, ON, L5R 3K6 

Dear Ms Bennett: 

RE:  Bolton Residential Expansion Peel Region ROPA Discussion Paper - 

Comments 

You have asked urbanMetrics to provide a review of the April 16, 2016 Discussion Paper 

prepared by the Planning Partnership on behalf of Peel Region addressing the criteria to be 

used in assessing the Bolton Residential Expansion. 

The discussion paper acknowledges that the ``overarching theme of the Region of Peel Official 

Plan is sustainability``.  To this end, the consultants have adopted 18 evaluation criteria 

allocated to 6 separate themes.  The criteria differ, to some extent, from the 10 criteria used by 

the Town of Caledon when it identified Option 3 as the preferred location for residential 

expansion.  Where differences in criteria occur, they tend to relate to differences in policy 

initiatives and services between the Region and the Town, but also reflect comments received 

from public and stakeholders.   

We would consider the purpose of the discussion paper being to develop criteria of relevance to 

the Region’s policies and service mandates, rather than a re-evaluation of the extensive work 

already conducted by the Town in reaching its decision.  In fact, the discussion paper supports 

the work conducted by the Town. 

The Town undertook extensive public consultation process including three open 

houses and workshops.  Numerous technical studies were prepared in support of 

Caledon’s application, including: 

 Planning Justification Report 

 Background Environmental Reports 

 Headwater Drainage Features Assessments 

 Transportation Analysis 

 Agricultural Impact Assessment 

 Infrastructure Servicing Study 

 Fiscal Impact Assessment 

 Retail market Demand Analysis 

 Stage 1 Archaeological Assessment 

 Cultural Heritage Landscapes and Built Heritage Resources Assessment 

 Population and Employment Forecasts and Analysis [Discussion Paper p. 2-3] 
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There has been a tremendous amount of work carried out by the Town of Caledon.  

This Discussion Paper considers all of the prior work, and the recent submissions and 

technical analysis submitted by stakeholders, members of the public, and Regional 

staff, to provide supportable recommendations on boundary expansion to the Region of 

Peel. [Discussion Paper p. 3] 

In our capacity as economic consultants, we have concentrated on those criteria and themes, 

dealing with the promotion of fiscal responsibility and the efficient use of land and infrastructure.  

We recognize that the criteria and themes which we are commenting on, will likely overlap with 

the focus of other consultants.  The following summarizes Region`s criteria which we will be 

addressing: 

Theme 2 – Promote coordinated, efficient and cost effective infrastructure. 

Peel Criteria 3 – How well can development in the expansion area make the most efficient use 

of existing Regional transportation, water and wastewater infrastructure? 

Peel Criteria 4 – Is a significant amount of new transportation, water and wastewater 

infrastructure required to provide servicing in the expansion area?  

Peel Criteria 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? 

Peel Criteria 6 – How well can development in the expansion area support the establishment of 

a full range of transportation mobility options including public transit, active transportation, and 

car-pooling? 

Theme 3 – Promote fiscal responsibility 

Peel Criteria 7 – Does the development of the expansion area have any substantial negative 

financial risk to the Region of Peel? 

Peel Criterion 8 – Will the development of the expansion area and resultant Regional 

infrastructure be cost effective, including operation and maintenance costs? 

Theme 4 – Ensure compact complete and healthy communities 

Peel Criterion 12 – Will new development in the expansion area optimise the use of existing and 

already planned community infrastructure and services? 

Peel Region Criterion 13 – Does the location of the expansion area support the planned function 

of existing and already planned commercial areas in Bolton? 

Peel Region Criterion 14 – Will the residential character of the expansion area have any 

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

future expansion? 

We would note that, unlike the Town’s criteria, the Region has not identified the relative 

importance of each of its criterion or provided a scoring system to determine the relative merits 

of each option under each of the 18 criteria.  Furthermore, the Town also contains ``factors`` for 

each criteria, which provide further clarification as to how each criterion is evaluated, scored and 

weighted.  No such factors have been identified for the Region`s criteria. Therefore, it is not 
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possible, to definitively evaluate the validity of the Region`s criteria, without information similar 

to that contained in the Town`s BRES evaluation reports.   

COMMENTS ON CRITERIA 

a) Peel Criteria 3 – How well can development in the expansion area make the most 

efficient use of existing Regional transportation, water and wastewater 

infrastructure? 

The Discussion Paper compares this to the Town of Caledon Criteria 6, which addresses 

the capacity in the existing and already planned major road system.   In that Caledon 

does not provide major water and wastewater facilities, in this criteria its focus was on 

the road network.  However, there are some other significant distinctions between the 

Town and the Region in this criteria.  The Town examines the extent to which each 

BRES Option would (a) impact the existing infrastructure capacity and (b) require roads 

projects that would benefit existing and future residents.  Under the Town’s analysis, this 

criteria was given a medium weighting, with all six development options scoring fairly 

close together.  i.e. this criteria was not a significant differentiator between the six 

Options.  In our opinion, in order to better evaluate this criterion, a more specific 

definition of “most efficient use” should be provided by the Region.   

b) Peel Criteria 4 – Is a significant amount of new transportation, water and 

wastewater infrastructure required to provide servicing in the expansion area?  

There appears to be no equivalent criteria in the Town’s analysis.  Although this seems 

to be the inverse of criteria 3.  Some clarification should be provided with regards to the 

use of the term “significant”.  What is defined as significant?  Equally important, is that 

the question requires a yes/no response suggesting that this is a “pass-fail” criterion i.e. 

either it is significant or not.  Alternatively is there some scale that will be applied to 

measure the degree of significance. 

c) Peel Criteria 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? 

Two components of this criteria are important.  First, the Region combines 

transportation, water and wastewater infrastructure together.  So potentially efficiencies 

in one service may offset inefficiencies in others.  But more importantly, the criteria 

refers to potential future expansion areas, which likely means that the Region is looking 

beyond 2031.  So for example, the lower servicing costs of the Option 6 lands could 

make this area more appropriate for longer term employment land development.  This 

would seem to refute the argument raised by Altus that the analysis should only consider 

the costs as they relate to up 2031.  

Also similarly to the previous criterion, the wording of the question suggests that this 

would be considered on a pass/fail basis. 
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d) Peel Criteria 6 – How well can development in the expansion area support the 

establishment of a full range of transportation mobility options including public 

transit, active transportation, and car-pooling? 

From an economic perspective, the Option 3 lands would certainly be the preferred 

option in terms of establishing a transit centric node around the future GO Station.  It 

would be difficult to definitively assess the relative merits of active transportation 

between the various options prior to more detailed urban design.  However, the GO 

Station being situated in Option 3 would provide the catalyst for an active transportation 

strategy that would not be present within the other Option areas. 

e) Peel Criteria 7 – Does the development of the expansion area have any substantial 

negative financial risk to the Region of Peel? 

In terms of financial risk, a municipality would examine both capital liabilities and long 

term operational sustainability. 

From a capital stand point, an up-front financing agreement could minimize financial risk 

to the Region.  The Region would consider the likelihood and complexity of the 

agreement and whether Regional funds would be required to support any capital 

expenditures, and if so, how long would the payback period be.  It is important to 

recognize that the magnitude of costs should not be used as the sole indicator of risk, as 

this can be mitigated through front-end agreements and area specific development 

charges.  A set of principles should be established with the financial details worked out 

as more detailed planning proceeds.  As a result, this criteria can deal on an “order of 

magnitude” level, but would be difficult to obtain precision where any of the options score 

close with each other in terms of “risk”. 

Long term operational costs would typically be paid for through property taxes and user 

charges.  Options that would require higher capital costs may presumably carry higher 

operational costs, which in terms would rely on more tax dollars.  However, there needs 

to be an understanding of the relative scale of the operational cost differential between 

the various options and whether it is significant.  For example, is there a significant 

incremental cost increase for each additional metre of pipe or are there economies of 

scale that significantly reduce cost differences as the length increases? 

As with other criteria, the wording of the question suggests that this is a pass/fail criteria, 

which emphasises the importance of defining terms, such as “substantial negative risk”. 

f) Peel Criterion 8 – Will the development of the expansion area and resultant 

Regional infrastructure be cost effective, including operation and maintenance 

costs? 

Unlike Criterion 7, this Criterion is more related to actual costs and benefits rather than 

risk.  The fact that this criterion follows the criterion addressing risk, may suggest that 

risk is more important to the Region than total cost. 

More detail should be provided with regards to how this criterion is to be considered.  

Cost effectiveness could take on a number of different forms, including: 
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1. The lowest cost option.  In our opinion, this would be unfair to those options that 

may be more costly, but would be associated with greater benefits. 

 

2. The most cost effective option could also be one that has spin-off benefits to the 

existing population and businesses or could put-in place infrastructure that would 

benefit future economic and residential growth. 

 

3. Also cost effectiveness should not be confined solely to the pre 2031 period and 

should consider (a) the ability of each option to support likely future growth; and 

(b) how each option would relate to future land use requirements in the Region. 

i.e. it is unlikely that Bolton will stop growing after 2031.  So that ultimately 

several of the options may be required to accommodate residential and non-

residential growth post 2031.  It may be more efficient to tackle a more expensive 

option earlier on to avoid longer term price escalations, while strategically saving 

the less expensive option for a future purpose (i.e employment lands 

development).   

g) Peel Criterion 12 – Will new development in the expansion area optimise the use 

of existing and already planned community infrastructure and services? 

Most community infrastructure and services are the responsibility of the Town of 

Caledon.  The Region is responsible for police, long term care, social housing, shelters 

and paramedics.  From a capital standpoint, these are very low cost items.  From an 

operational stand point, there may not be a significant difference between the options, 

except in cases where there may be an existing police or ambulance station with excess 

capacity near an option.  

h) Peel Region Criterion 13 – Does the location of the expansion area support the 

planned function of existing and already planned commercial areas in Bolton? 

There are no regional retail facilities in Bolton.  This criterion was already addressed by 

the Town.  It is unclear how the Region would have an interest distinct from that of the 

Town. 

i) Peel Region Criterion 14 – Will the residential character of the expansion area 

have any detrimental impacts on the function of existing and already planned 

employment areas or their future expansion? 

The Region expanded the Town’s Criterion 3 to include the future expansion of the 

existing or planned employment areas.  This is important, particularly as it relates to the 

Option 6 lands, which would block the future expansion of the ROPA 28 employment 

lands. 

In terms of the impact of residential areas on existing and planned employment areas, 

the principal difference in the Region’s perspective vs. that of the Town, is the extent to 

which the Region’s employment land supply would be threatened by each option.  In 

terms of how employment lands are affected by each option, there would be no 

difference in perspective.  In other words, the analysis of how employment lands would 

be impacted by each option has already been conducted by the Town.  Provided that the 
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Region is satisfied with the Town’s methodology, the Region need only be concerned 

with the weight of this criterion based on the significance of Bolton’s employment land 

supply relative to the Region as a whole. 

In summary, in principal, we would accept the Regions’ criteria as they relate to employment 

land, municipal finance and commercial impact issues, however, there still requires clarification 

as to (a) the weighting of each criterion; (b) how each criterion is to be evaluated e.g. numerical 

scoring system, qualitative evaluation, quantitative analysis, or some other method; and (c) a 

more precise definition with regards to terms, such as “substantial negative financial risk”, 

“significant amount of new transportation, water and wastewater infrastructure”, and “cost 

effective”. 

If you have any questions with regards to this input, please do not hesitate to contact us.   

 

Yours truly, 

urbanMetrics inc. 

 
Rowan Faludi, CMC, RPP, MCIP, PLE 

urbanMetrics inc. 

 

 


