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Bolton Residential Expansion Study (BRES) 
Response to Region of Peel Discussion Paper 

ROPA-14-002 (Bolton Residential Expansion Area) 
 

 
1.0 INTRODUCTION 
 
This submission is a response to the Region of Peel’s Discussion Paper (April 15, 2016) 
and, more specifically, the six themes and 18 criteria that the Region is recommending 
be used for the integrated evaluation of the six expansion options and rounding out areas.  
 
This submission has been prepared by the Option 3 Team on behalf of the Option 3 
Landowner Group, consisting of a multi-disciplinary team of professional consultants, 
including the following: 
 

 Environmental - Beacon Environmental & Urbantech Consulting (Appendix 1) 
 Engineering, Infrastructure and Servicing - RJ Burnside and Associates 

Limited (Appendix 2) 
 Urban Design - NAK Design Strategies (Appendix 3) 
 Transportation - BA Consulting Group (Appendix 4) 
 Economic - urbanMetrics Inc. (Appendix 5) 
 GO / Metrolinx Transportation - McNeil Management Services (Appendix 6) 
 Planning - Glen Schnarr & Associates Inc. 
  

2.0 EVALUATION THEMES AND CRITERIA  
 
The Region’s evaluation themes and criteria are based upon the Region’s interpretation 
of Provincial and Regional policies, the previously completed Town of Caledon BRES 
analysis, and comments received from stakeholders and the public.  The Option 3 team 
offers the following general comments: 
 

 The Region’s Discussion Paper identifies that the themes and criteria were based 
on a review of Provincial and Regional policies and that the criteria ‘focus on issues 
of interest to the Region’.  It is important to ensure that the Region’s ultimate 
evaluation and selection of a BRES Option area is based on the principals of 
good planning, which includes a consideration of local policies and issues, as 
well as local community values and objectives, including those summarized in 
stakeholder comments. If the intent of the Region’s current ROPA review is simply 
to review the work of the Town form a Regional perspective, then the Meridian 
Planning analysis undertaken in connection with the Town’s BRES process should 
be accepted in the context of local work completed for BRES.  However, if the 
intention of the Region’s current ROPA review is to consider a new or revised 
ROPA, then there is concern that too much emphasis may be placed on Regional 
issues and not enough placed on Town / local consideration.  The Town should be 
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seen as an equal partner through the evaluation and should be included in any 
analyses, including financial risk and infrastructure evaluation. 

 
 It would be helpful to have an understanding of how each of the themes and criteria 

are being evaluated, including an understanding of the relative importance and 
weighting of each criterion and the measures/specifics of how each criterion 
is being evaluated (i.e. numerical scoring system, qualitative evaluation vs. 
quantitative analysis, or some other method).   

 
 A more precise definition is required as it relates to certain terms found in the 

Region’s proposed criteria, to assist in understanding how these criteria are being 
measured / weighted (i.e. ‘substantial negative financial risk’, ‘cost effective’, 
‘adverse impact’, ‘most efficient’, ‘how well’, ‘significant’). 

 
 The Region’s criteria amalgamate the evaluation of transportation, water and 

wastewater servicing infrastructure into several criteria, without providing any 
clarity on each servicing infrastructure’s relative importance or how each will be 
evaluated.   
 

 There is concern that the weighting of importance for each type of servicing 
infrastructure is not well understood, transparent or easily measured with this 
amalgamation of the criteria.   
 

 There is concern that there will be duplication in the evaluation in light of the 
fact 6 out of the 18 criteria speak to either the optimization of and/or cost of 
servicing infrastructure. 

 
 The Region has acknowledged that planning the evolution of a community must 

take into account a much longer term perspective than the 20-30 year planning 
horizon set out in the PPS and Growth Plan (Discussion Paper, Page 40).  This 
BRES ROPA evaluation presents an opportunity for the careful consideration of a 
broader settlement structure for Bolton.  A criterion should be included in the 
Region’s evaluation in this regard.  
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Below is a summary of specific comments to each of the proposed criteria. 

 
2.1 THEME ONE:  Protect Natural Heritage features and their associated 

functions.    
 
Peel Criterion 1 - Are there significant natural heritage features/functions within the 
expansion area that have an adverse impact on the development potential of the 
lands and/or on the design and layout of the new community?   
 
It is important to understand the details of how this criterion is being evaluated and the 
relative weighting of this criterion in the overall evaluation.  It is also not clear what the 
definition of ‘adverse impact’ is and how this is measured. 
 
The presence of natural heritage features in an expansion area should not necessarily be 
viewed as a negative factor in the development of a new community.  In fact, development 
can provide an opportunity to afford greater levels of protection, including enhancement 
and restoration opportunities, for natural heritage features and functions.  Further, 
development can offer the unique opportunity to place features and functions into areas 
of public ownership where the resource is more likely to be properly managed and 
maintained.  Accordingly, this evaluation criterion should be considered in the context of 
an Option’s ability to provide social and environmental benefits that can be capitalized on 
through development opportunities.  
 
Using this criterion to evaluate and compare the BRES Options should not be limited to 
simply calculating the number and extent of natural features associated with a particular 
area; rather, this criterion should also give consideration to the features’ spatial 
distribution.  As noted by Beacon (Appendix 1), from a natural heritage perspective, it is 
preferable to retain contiguous blocks of natural area within a landscape, rather than 
multiple scattered blocks, as these can become isolated and require more resources to 
manage.  
  
As noted by Beacon (Appendix 1), it is recommended that the intent of this criterion could 
be better articulated by rewording it, as follows: 
 

“To what extent does protection of significant natural heritage features and 
functions within the expansion area constrain the ability to design a new 
community and its associated infrastructure?” 

 
This revised wording specifically captures the intent of the original wording of Peel 
Criterion No. 1 as well as the intent of Caledon Criterion No. 5.  It also makes specific 
reference to infrastructure in the context of community design, which is discussed more 
below under Peel Criterion No. 2.    
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Peel Criterion 2 - How well can the development of transportation, water, and 
wastewater infrastructure in the expansion area minimize impacts on the 
environment?   
 
It is important to note that in practice, any design and layout of a development, including 
infrastructure, will be required to avoid any adverse impacts on natural heritage features 
and functions pursuant to current environmental policies and regulations at the provincial, 
regional and local levels.  In fact, any issues related to the impact of infrastructure 
development on natural heritage features and functions is typically considered as part of 
an environmental assessment process.  It is not clear how the Region will be measuring 
this in light of the fact this evaluation is not being undertaken at this scale.   
 
Furthermore, similar to Peel Criterion No. 1, it is important to note that the current policy 
regime at all levels requires that development and infrastructure not only protect and 
maintain natural features and their functions, but also that development and infrastructure 
demonstrate that the features and their functions can be restored, enhanced or improved.   
 
Accordingly, as noted by Beacon (Appendix 1), this criterion does not reflect the current 
environmental and policy regulatory regime because the question of ‘how well’ impacts 
to the environment can be minimized is a moot point since all development and 
infrastructure projects must meet the ‘no negative impact’ test.  It is therefore suggested 
that this evaluation criterion is redundant when Peel Criterion No. 1 is being evaluated, 
because transportation and servicing infrastructure are fundamental components to the 
design and layout of a community.  Moreover, the Region may consider the revised 
wording proposed by Beacon for Criterion 1, which more explicitly includes consideration 
of infrastructure in community design.     
 
2.2 THEME TWO – Promote coordinated, efficient, and cost effective 

infrastructure.  
 
Peel Criterion 3 - How well can development in the expansion area make the most 
efficient use of existing Regional transportation, water, and wastewater 
infrastructure?   
 
Peel Criterion 4 - Is a significant amount of new transportation, water, and 
wastewater infrastructure required to provide servicing in the expansion area?   

 
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?   
 
The Region of Peel’s Growth Management Committee is currently undertaking a review 
of how to manage financial risk in future developments within the Region.  In this regard, 
the Region has identified a four pronged approach to managing financial risk which 
includes considering front-end financing and area-specific development charge 
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approaches.  Consideration of front-ending financing and area specific charges should 
be part of the Region’s evaluation of the BRES financial risks.  
 
When new transportation infrastructure is being considered, it is valuable to consider the 
Metrolinx plan for the Bolton GO Commuter Rail Line.  The benefits and opportunities that 
are presented through the new GO Line, including efficiencies and cost savings related 
to transit-oriented development, are invaluable and essential components to be 
considered in the Region’s consideration of transportation infrastructure.  In this regard, 
it is important for the Region to understand and include in their evaluation the importance 
and opportunity for the future GO transit station infrastructure and the related efficiencies 
that will result in transportation infrastructure.   
 
As well, these three criteria are essentially measuring the same thing (optimization and/or 
cost of infrastructure) and accordingly, there is a concern that there will be duplication in 
the Region’s evaluation of infrastructure, which has the effect of adding weight to the 
infrastructure component of the Region’s overall evaluation.  Specifically, Criterion 3 asks 
how well development can make use of existing infrastructure, Criterion 4 asks whether 
a significant amount of new infrastructure will be required, and Criterion 5 asks whether 
infrastructure can be provided cost effectively.  As noted by RJ Burnside (Appendix 2) if 
a planning area is able to efficiently use existing infrastructure, it stands to reason that a 
significant amount of new infrastructure would not be required and it would be a more 
cost effective development, and vice versa.  The Region should eliminate the potential 
for duplication (and inadvertently assigning a higher level of importance to this component 
of the evaluation) in these criteria.     
 
If these three criteria remain in the Region’s evaluation as is, more information is needed 
on how these criteria will be measured and evaluated and what their weighting of 
importance is in the overall evaluation.  There needs to be a differentiation between the 
cost, timing and relative weighting of transportation infrastructure from the cost, timing 
and relative weighting of servicing infrastructure as the implementation and benefits of 
each type of infrastructure is so different.  Details regarding whether the evaluation will 
be based on cost analysis, timing, opportunities for strategic oversizing, opportunities for 
transit-oriented development, or other factors are required.  The Region should identify 
specific sub-factors to be used in their evaluation so that transparency is maintained. As 
well, details on how the terms ‘most efficient use’ and ‘significant’ will be measured are 
required.  
  
Peel Criterion 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 carpooling?   
 
While the establishment of a full range of transportation mobility options is an integral 
consideration that should be at the forefront of Regional thinking, it would be helpful to 
understand the relative importance of this criterion and the specifics related to how the 
criteria will be evaluated.   
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The establishment of a fully-functioning GO train station in Bolton is a priority of the 
Province, the Region and the Town.  It is anticipated, defined and illustrated in the Big 
Move report and the Bolton Commuter Rail Feasibility Study (2010) by Metrolinx.  Further, 
a large volume of municipal correspondence addressed to Metrolinx, from April 2008 to 
September 2015, on behalf of the Region of Peel, Town of Caledon, Region of York, and 
City of Vaughan encourages the expeditious delivery of the Bolton Commuter Rail Service 
(Table 3, Option 3 Team submission, Feb. 1, 2016). From these pieces of 
correspondence and municipal resolutions, it can be derived that the importance of GO 
rail service as well as the integration and opportunity for transit-oriented development, 
should be an essential component of the Region’s evaluation.   
 
Further, there are numerous planning related benefits resulting from the establishment of 
GO rail service in Bolton, including the development of healthy, livable communities and 
mitigating against climate change by facilitating a reduction in vehicular emissions.  
Accordingly, the benefits and opportunities that are presented by the development of 
transit-oriented development are unparalleled and should be given the highest priority in 
terms of evaluation by the Region for the BRES ROPA.   
 
The link between land use planning and transportation mobility options has already been 
recognized by Metrolinx.  This year’s review of Metrolinx’s regional transportation plan 
offers the opportunity for the province to more closely align transit infrastructure and 
growth.  This integration can result in endless progressive, healthy, livable and vibrant 
development opportunities for the future.  As noted by NAK (Appendix 3), aligning future 
development opportunities with transit-oriented development initiatives can result in 
catalytic development that creates walkable, livable neighbourhoods around transit, in 
both existing and new corridors and provides economic and livability benefit.  This 
resonates through efficiencies and benefits in the realm of active transportation, healthy 
communities and climate change, as well. Furthermore, transit-oriented developments 
are more likely to succeed when new project planning takes place in conjunction with or 
prior to transit system expansion.   
 
The importance of transit-oriented development and its relationship to bringing GO transit 
commuter rail service to Bolton appear to be under-emphasized in the Region’s criteria. 
As noted by BA Group (Appendix 4), it is not clear that provincial policies directed at 
promoting non-auto travel are being addressed sufficiently through the Region’s criteria, 
nor is it apparent that the relationships between land use, community planning and transit 
planning can be captured using the proposed evaluation framework.  Furthermore, as 
noted by McNeil Management Services in Appendix B of the BRES Option 3 submission 
(February 1st, 2016), a municipality can make land use decisions to help expedite delivery 
of GO train service.  If a new community, designed to encourage public transit use, is 
located early around the future Bolton GO Station site, it contributes to the clear position 
of the Region of Peel to advance GO services to Bolton sooner rather than later.   
 
Accordingly, it is essential that the Region of Peel should include a criterion in their 
evaluation that directly relates to promoting GO Train service to Peel and, more 
specifically, Caledon. Higher order transit services, such as those provided by GO Transit 
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rail, is one of the only catalysts for transit-oriented development and the establishment of 
a transit hub in the Town and it is this potential for an integrated higher order rail transit 
hub that better services to distinguish between the options.  In this regard, McNeil and 
BA Group have suggested it is critical that the Region’s evaluation give appropriate and 
specific regard to the importance of the Bolton GO Rail transit opportunity in supporting 
provincially mandated objectives to promote non-automobile transit.  The following new 
criterion has been recommended to be included in the Region’s evaluation, as follows: 
 

“Does development in the expansion area support and promote the 
establishment of GO Rail services to Bolton?”  

 
Given the value that a transit oriented community can bring to Bolton and the Region as 
a response to smart growth residential expansion, it is recommended that a GO Rail 
transit focussed criterion be a primary evaluation tool in this process.  Furthermore, by 
including a theme and/or criteria that deals specifically with the recognized advantages 
of developing in close proximity to a future GO Station, the Region of Peel will be 
reiterating their clear desire (and strengthening their case) for bringing GO Commuter 
Rail Services to Bolton.  
 
2.3 THEME THREE - Promote fiscal responsibility.    
 
Peel Criterion 7 - Does the development of the expansion area have any substantial 
negative financial risk to the Region of Peel?   
 
It is important to understand how the Region will be measuring this criterion and how they 
will be defining ‘substantial negative financial risk’.  From a servicing perspective, as 
noted by RJ Burnside (Appendix 2), significant capital investment has already been made 
to meet 2031 Growth Plan targets and it has already been determined that even the most 
costly servicing option for BRES only represents approximately 2% of the Region’s total 
borrowing limit, and the cost to service that debt will be much less than 2%.  Furthermore, 
as noted by urbanMetrics (Appendix 5), the magnitude of costs should not be used as a 
sole indicator of risk. A set of principles should be established with the financial details 
worked out as more detailed planning proceeds.   
 
From a transportation perspective, it is important to understand if the Region will be 
evaluating the benefits and cost efficiencies presented with a transit-oriented 
development, including the fact that new GO infrastructure presents unique opportunities 
and efficiencies that will ultimately facilitate graduated (higher) densities.  Higher densities 
associated with transit-oriented development will require less dollars per capita to 
maintain.  As well, a successful transit-oriented development may facilitate road 
maintenance cost savings over the longer term.     
 
The Region of Peel’s Growth Management Committee is currently undertaking a review 
of how to manage financial risk in future developments within the Region.  In this regard, 
the Region has identified a four pronged approach to managing financial risk which 
includes considering front-end financing and area-specific development charge 
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approaches.  As noted by urbanMetrics (Appendix 5), from a capital standpoint, an up-
front financing agreement could minimize financial risk to the Region. In this regard, it is 
important to recognize that the magnitude of costs should not be used as a critically 
important indicator of risk, since this can be mitigated through front-ending financing and 
area specific charges.  These considerations and opportunities should be part of the 
Region’s evaluation of the BRES financial risks.  
 
Peel Criterion 8 - Will the development of the expansion area and resultant Regional 
infrastructure be cost effective, including operational and maintenance costs?  
 
This criterion is closely related to Peel Criteria No. 3, 4, 5 and 7 in the context that it 
relates to cost effective infrastructure.  However, it has the added component of 
anticipated operational and maintenance costs, which actually could be covered in Peel 
Criterion No. 7 already.  As noted by RJ Burnside in Appendix 2, this criterion should not 
be limited to only Regional infrastructure; rather, it should also include Town operation 
and maintenance costs.  Further, without having a full understanding of how the Region 
intends to measure this criterion, it is difficult to understand exactly what is meant by ‘cost 
effective’.  As noted by RJ Burnside, it is important to understand if the Region will be 
considering total costs in absolute numbers, or costs relative to the achieved density, 
since densities associated with transit-oriented development tend to be higher and require 
less dollars per capita to maintain.   
 
Further, as noted by urbanMetrics (Appendix 5) the most cost-effective option could also 
be the option that has spin-off benefits to the existing Bolton population and businesses, 
or could put in place infrastructure that would benefit future economic and residential 
growth. It is important to understand whether the Region will be factoring more ‘indirect’ 
and future cost savings into their evaluation, as well.  Cost effectiveness should include 
a measure of the ability of a given option to support and provide cost effective 
opportunities for future growth (i.e. post-2031).  For example, as noted by urbanMetrics, 
it may be more efficient to select a more expensive option earlier on in order to benefit 
from future longer term price escalations, while strategically saving a less expensive 
option for a future employment purpose.      
 
As well, as noted by urbanMetrics, long term operational costs would typically be paid for 
by property taxes.  Options that may require higher capital costs may presumably carry 
higher operational costs, which in turn would rely on more tax dollars.  Clarity is required 
on whether the Region will be evaluating this criterion based on the relative scale of 
operational cost differential between each of the Options, and whether this is significant.    
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2.4 THEME FOUR – Ensure compact, complete, and healthy communities.  
 
Peel Criterion 9 - Is the expansion area a logical and contiguous extension to the 
current built-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?   
 
Achieving a sustainable development pattern that is integrated with the existing built up 
area through coherent road, pedestrian and open space connections is an important 
factor to consider in the BRES ROPA process.  This includes effectively utilizing existing 
infrastructure, protecting natural features, and achieving compact communities.  These 
are principles related to sustainability which are contained in Section 1.1.3.2 in the 
Provincial Policy Statement, as follows: 
 

1.1.3.2 Land use patterns within settlement areas shall be based on: 
a) densities and a mix of land uses which: 

1. efficiently use land and resources; 
2. are appropriate for, and efficiently use, the infrastructure 
and public service facilities which are planned or available, 
and avoid the need for their unjustified and/or uneconomical 
expansion; 
3. minimize negative impacts to air quality and climate 
change, and promote energy efficiency; 
4. support active transportation; 
5. are transit-supportive, where transit is planned, exists or 
may be developed; 

 
An Option’s ability to achieve an integrated community through transit-oriented 
development and the inherent related linkages between different areas of Town through 
parks, walkways, trails and active transportation connections is essential and should be 
considered in the Region’s evaluation.  
 
As noted by NAK (Appendix 3), one of the considerations that should be measured or 
factored into the Region’s evaluation of this criteria include an Option’s ability to establish 
a contiguous link between existing uses and the future GO rail station and related transit 
linkages.  This link can be facilitated for both commuter and recreation purposes, as it 
can provide access to the existing Humber Valley Heritage Trail system.   
 
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?   
 
The Region of Peel Official Plan provides the foundation to establish complete 
communities. Section 5.5.2.1 of the Plan provides direction to the area municipalities to 
incorporate official plan policies to develop complete communities that are compact, well-
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designed, transit-oriented, offer transportation choices, include a diverse mix of land uses, 
accommodate people at all stages of life and have an appropriate mix of housing, a good 
range of jobs, high quality public open space and easy access to retail and services. The 
Plan includes section 5.5.4.2.2 which requires the Town of Caledon to plan to achieve a 
minimum density target of 42 residents and jobs combined per hectare in designated 
Greenfield areas town-wide.  
 
The Region’s Land Budget was updated because there was an increase in the population 
to be allocated to Bolton (from 10,348 to 10,6151) and a decrease in land area for BRES 
from 190 ha to 185 ha2, resulting in an adjusted required minimum density for BRES of 
71.6 people and jobs (population related) per hectare.  It is noted that the 185 ha would 
be net of any natural heritage features. 
 
The requisite density target of 71.6 people and jobs per hectare on 185 net hectares is a 
target which is required to be met regardless of which Option is selected for BRES.  
Accordingly, this criterion evaluating whether an expansion area can achieve the planned 
urban density targets through an appropriate range and mix of housing types including 
affordable housing is an exercise in community design and the ability to effectively utilize 
innovative planning principles.   
 
In accordance with Greenfield Density policies 5.5.4.2.4 and 5.5.4.2.6 in the Region’s 
Official Plan, the Town of Caledon is encouraged to plan for nodes and corridors at higher 
densities and with designs and standards to support transit, walking and cycling which 
will provide for closer live-work relationships with other areas of the Bolton Rural Service 
Centre.   In this regard, the Option that is in the position to best utilize transit-oriented 
development principles will provide the leading edge for evaluation of this criterion. As 
noted by NAK (Appendix 3), diversity of housing within transit-oriented developments and 
transit village design promotes interaction and community building.  Further, the synergy 
of uses in transit-oriented development and the resulting convenience of walking, biking 
and transit use can provide for much more sustainable travel behaviour and development 
patterns.     
  
It would be helpful to understand the measures and factors that may be used by the 
Region in their evaluation of this criterion, and it would also be helpful to understand the 
relative importance this criterion will have.  All Options are subject to the same density 
target and it is believed that this criterion is a function of how best an Option can utilize 
innovative design practises in the community layout to meet the required density 
appropriately without compromising the overall character of Bolton.  In this regard, being 
in an advantageous position to provide transit-oriented development and graduated 
densities because of close proximity to the future GO station, and being best positioned 
to provide a healthy, livable, complete community should be a key consideration in this 
evaluation. 
 

                                                            
1 Due to a decrease in population attributed to Mayfield West (from 10,348 to 10,081). 
2 Due to increases in the size of the Bolton Employment Expansion Area (from 198 ha to 201 ha) and the Mayfield 
West residential and employment area from 206 ha to 208 ha. 
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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?   
 
By planning for complete, healthy and livable communities, the Region can provide 
convenient access to an appropriate mix of jobs, local services, a full range of housing, 
and accessible community infrastructure including schools, recreation and open spaces. 
Convenient access to these areas as well as public transportation and options for safe, 
non-motorized travel are key components of complete communities because access and 
travel options are associated with desirable health outcomes. Specifically, increased rates 
of physical activity and the ability and opportunity to utilize active transportation modes 
make it easier for people to decrease their dependence on cars and in turn, reduce 
associated car emissions.  
 
As noted by McNeil (Appendix 6), it is universally accepted that GO bus and rail services 
are one way of reducing greenhouse gas emissions in the GTHA.  Their benefits are wider 
spread than an individual neighbourhood, since their service extends well beyond a single 
community. In Caledon, commuters currently use private automobiles to commute to and 
from work and a significant amount of greenhouse gas gets added to the atmosphere as 
a result. Therefore, anything to encourage the early introduction of GO bus and rail 
services to the growth area of Caledon will add to Peel Region’s commitment to climate 
change and healthy outcomes.   
 
It would be helpful to understand the measures and factors that may be used by the 
Region in their evaluation of this criterion, and it would also be helpful to understand the 
relative importance this criterion will have.  For example, many factors contribute to 
chronic disease in our society, and it is acknowledged that by re-orienting land use and 
transportation planning decisions with a focus on reducing the burden of social, economic 
and health stresses associated with poor air quality, traffic congestion and car-dependent 
lifestyles, healthy communities can be developed.  As noted by NAK (Appendix 3), the 
selected expansion area should be envisioned as a truly sustainable community, distinct 
from traditional suburban development that is compact, walkable, and transit-supportive 
with a mix of housing types and densities, and with a priority on preserving and enhancing 
natural features and assets.    
 
As well, as noted by NAK (Appendix 3) there is a unique potential to create a rails-to-trails 
connection to the regional Greenbelt System.  In this regard, the lands surrounding the 
new GO Station could be classified as a unique destination offering one of the most direct 
mobility connections to the Greenbelt from Toronto, thereby providing for, and supporting 
a healthier more active lifestyle. 
 
A major component of a comprehensive community strategy is to reinforce walking and 
cycling trips in conjunction with a viable transit option, which will have the effect of 
resulting in an appreciable reduction in automobile connections.  This reflects the goal of 
growing a culture of walking, cycling and transit usage and by ensuring the infrastructure 
is in place to do so, a community will have the flexibility to evolve as demand increases.  
As noted by NAK (Appendix 3), “strategies to reduce automobile usage through an 
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emphasis on transit, walkability and cycling is a cornerstone of a transit-oriented 
development community and consistent with the Town and Region’s goals related to 
reducing the impacts of climate change and resource consumption” and to providing for 
healthy, livable communities.  
 
Evaluation of this criterion is closely tied to establishment of the future GO Station by the 
very nature of what this criterion strives to achieve in terms of healthy outcomes.  The key 
objective is to plan and design for conditions that will encourage a greater increase in 
active transportation opportunities, including pedestrian and cycling conditions, as 
opposed to vehicular conditions.   
 
Peel Criterion 12 - Will new development in the expansion area optimize the use of 
existing and already planned community infrastructure and services?   
 
It is important to understand the synergies that exist between promoting a healthy, livable, 
compact community with superior active transportation opportunities, fiscal sustainability 
and optimizing the use of existing and planned community infrastructure.  
 
‘Community infrastructure’ is a defined term in the Growth Plan as being “lands, buildings, 
and structures that support the quality of life for people and communities by providing 
public services for health, education, recreation, socio-cultural activities, security and 
safety, and affordable housing.”  However, it is not clear why ‘services’ were added to this 
criterion and further, it would be helpful to understand how this criterion is being measured 
and what relative importance the evaluation of this criterion has when compared to other 
criteria.   
 
As noted by urbanMetrics (Appendix 5) most community infrastructure and services are 
the responsibility of the local municipality, in this case the Town of Caledon.  The Region 
is responsible for police, long term care, social housing, shelters and paramedics.  As 
noted by urbanMetrcis, from a capital standpoint, these are very low cost items and from 
an operational standpoint, there may not be a significant difference between the options.  
Nonetheless, it is important to promote the utilization of existing Town resources and to 
minimize additional capital costs on community infrastructure such as community-centres 
and Town-wide park facilities. By doing this, the principle of ensuring Caledon’s continued 
and enhanced fiscal sustainability will be achieved.   
 
Peel Criterion 13 - Does the location of the expansion area support the planned 
function of existing and already planned commercial areas in Bolton?   
 
This criterion is intended to focus on the maintenance and enhancement of the planned 
function of commercial areas in Bolton.  Economic development and employment policy 
directives are consistent with sustainability and desirable development design. In this 
regard, this criterion also has close ties to community design, connectivity with the 
existing urban built-up area, and the creation of livable, viable, and healthy communities. 
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The factors and measures being considered by the Region to assist in evaluating this 
criterion are not well understood.  Moreover, there are no regional retail facilities in Bolton 
and so it is unclear how the Region would have an interest distinct from that of the Town.   
 
It is believed that an Option that is better positioned to contain local servicing commercial 
uses and allow the existing Bolton commercial core to continue to serve the new demand 
for higher order retail space will be evaluated favourably within this criterion.  For example, 
the future GO Station can provide for more of a transit-oriented commercial node as an 
exciting, pedestrian-oriented focal point for the new community.  Moreover, as noted by 
urbanMetrics in Appendix D of the Option 3 BRES ROPA submission (February 1, 2016), 
growth options located further away from the GO Station would likely be developed with 
more traditional retail facilities.  Alternatively, if an Option is developed that is situated in 
the southernmost end of Bolton, it would have the strongest potential to gravitate towards 
the existing and planned commercial areas in Brampton, thereby not contributing any 
support to the existing and planned commercial areas within Bolton.  
 
It is evident that when a community development is established in close proximity to a 
planned or existing GO Station, there is a unique ability to establish a commercial focal 
point around the future GO Station, which may ultimately allow future higher order retail 
demand to be met in the existing Bolton commercial core.      
 
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 expansion?   
 
The Region has expanded upon the Town’s criterion regarding employment lands to 
include the future expansion of the existing or planned employment areas.  This is 
important as it relates to the Option 6 lands, since they are currently positioned 
immediately abutting new employment growth lands and are a logical expansion for 
employment in the near future.  It would be interesting to understand the measures being 
used by the Region to evaluate this criterion and the relative importance of the criterion 
in the overall evaluation.   
 
As noted by urbanMetrics (Appendix 5), in terms of the impact of residential areas on 
existing and planned employment areas, the principal difference in the Region’s 
perspective (versus that of the Town) is the extent to which the Region’s employment 
land supply would be threatened by each option.  The Town of Caledon has already 
undertaken an Employment Land Needs Study and the conclusion and recommendations 
suggested that the forecasted demand for employment land in Caledon is well above 
historical averages and that additional employment lands will need to be designated by 
the Town (outside of current urban boundaries) in order for supply to meet anticipated 
demand. Through that discussion it was noted that it would make more economic sense 
to reserve the lands which are most easily serviced for needed employment land uses, 
rather than to develop those lands that are easily serviced for future residential uses.   
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While it is recognized that additional study is required to determine specific employment 
land requirements and the locational options in Bolton, it is important to note that there 
will likely be a requirement to designate a significant amount of new employment land in 
Bolton to meet the Province’s post 2031 employment target for Peel Region.  It is 
anticipated that these needed employment lands will be located close to the future 
employment lands designated through ROPA 28, Brampton’s future 427 Employment 
Area and the Mayfield Road corridor, which is a primary truck route designed to handle 
significant truck volumes and to function as a key mobility corridor.  This is based on PPS 
and Growth Plan policy directives which direct to “protect employment areas in proximity 
to major goods movement facilities and corridors for employment uses that require those 
locations” (PPS, 1.3.2.3) and “plan for land uses in settlement areas adjacent to, or in the 
vicinity of, transportation facilities such as inter-modal facilities, rail yards, airports, 
dockyards, and major highway interchanges that are compatible with, and supportive of, 
the primary goods movement function of these facilities.” (Growth Plan, 3.2.4.5). 
 
The Crombie Report supports the initiative to protect employment lands by 
recommending that planning recognize the dynamics of a changing economy and better 
protect industrial uses, and provide greater flexibility to a growing knowledge and service-
based economy.  Further, the Crombie Report recommends that core employment areas 
be identified to support and protect traditional employment uses (i.e. industry) and 
exclude incompatible and sensitive uses such as residential, institutions and retail.   
 
2.5 THEME FIVE– Protect agricultural lands and aggregate resources.  
 
Peel Criterion 15 - Does the development of the expansion area minimize land use 
conflicts with existing farm operations in the adjacent agricultural area?   
 
This was a criterion being considered by Meridian Planning on behalf of the Town of 
Caledon in May 2013; however, it was deleted because an assessment of active livestock 
operations in the area determined that impacts of the livestock operations are generally 
limited and do not have a significant impact on the development potential of any of the 
options.  The provincial importance of this type of evaluation criteria is recognized; 
however, more information is required related to the relative weighting of this criterion 
because, as noted by Meridian in the Town’s BRES analysis, it was not a significant 
criterion producing much differentiation between the Options.      
 
Peel Criterion 16 - Does the expansion area represent an alternative that uses lower 
priority agricultural lands?   
 
According to the Town of Caledon Official Plan, all of the lands that are within the six 
expansion options are designated Prime Agricultural Area, with the exception of a small 
pocket of land within Option 1 that is designated Rural Area and a small portion of Option 
2 on the east side of Mt. Hope Road that is designated General Agricultural Area.  More 
information is required related to the relative weighting of this criterion because, as noted 
by Meridian in the Town’s BRES analysis, it was not a significant criterion producing much 
differentiation between the Options.       
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Peel Criterion 17 - Does the expansion area include any aggregate resources that 
require long-term protection?   
 
A review of the Region of Peel’s HPMARA (Schedule C in Region of Peel Official Plan) 
and the Town of Caledon’s more defined CHPMARA (Schedule L in Caledon Official 
Plan) confirms that there are no areas that include high potential mineral aggregate 
resources in any of the Option Areas.  More information is required related to how this 
criterion will be evaluated and what the relative weighting of this criterion may be.   
 
2.6 THEME SIX - Conformity with applicable policy frameworks.  
 
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 Places to Grow and the Regional Official Plan?    
 
It is recognized that each of the preceding evaluation criteria have been carefully 
developed to ensure that they assist the Region in evaluating the BRES ROPA in terms 
of consistency and conformity with Provincial and Regional policy directives and 
objectives.  Furthermore, the Discussion Paper acknowledges that the 6 themes and 18 
criteria that have been developed are in relation to a Municipal Comprehensive Review.  
However, it is not clear how the Region’s criteria actually meet the requirements of the 
Municipal Comprehensive Review.  Caledon summarized compliance with the 
requirements of a MCR well in their 2014 Planning Rationale Report that accompanied 
the ROPA submission.  It would be interesting to understand the measures being used 
by the Region to evaluate and measure this criterion.   
 
It is noted in Part IV of the PPS that “Strong communities, a clean and healthy 
environment and a strong economy are inextricably linked. Long-term prosperity, human 
and environmental health and social well-being should take precedence over short-term 
considerations”.   
 

“1.1.3.2 Land use patterns within settlement areas shall be based on: 
 

a) densities and a mix of land uses which: 
1. efficiently use land and resources; 
2. are appropriate for, and efficiently use, the infrastructure 
and public service facilities which are planned or available, 
and avoid the need for their unjustified and/or uneconomical 
expansion; 
3. minimize negative impacts to air quality and climate 
change, and promote energy efficiency; 
4. support active transportation; 
5. are transit-supportive, where transit is planned, exists or 
may be developed; and 
6. are freight-supportive;” (PPS, 2014) 
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This policy directive requires that land use patterns be based on a number of elements 
that will recognize and address the complex inter-relationships among environmental, 
economic and social factors in land use planning.  It is noted in the PPS that “strong, 
liveable and healthy communities promote and enhance human health and social well-
being, are economically and environmentally sound, and are resilient to climate change.” 
  
The Growth Plan contains policy directives that build on the PPS, including directing 
better use of land and infrastructure which can be achieved by building more compact 
greenfield communities.  It is recognized in the Growth Plan that communities will need 
to grow at transit-supportive densities, with transit-oriented street configurations and it is 
expected that this element will be an integral consideration in the Region’s consideration 
of BRES.  The Growth Plan recognizes that “compact urban form and intensification 
efforts go hand-in-hand with more transit: not only do they support each other, they are 
all necessary. This correlation is fundamental to where and how we grow” (Sec. 2.1, 
Growth Plan). 
 

“2.2.2 Managing Growth  
  
 Population and employment growth will be accommodated by: 
  
 (c) building compact, transit-supportive communities in designated greenfield  
 areas 
 (d) reducing dependence on the automobile through the development of mixed- 
 use, transit-supportive, pedestrian-friendly urban environments  
 (e) providing convenient access to intra- and inter-city transit  
 (f) ensuring the availability of sufficient land for employment to accommodate  
 forecasted growth to support the GGH’s economic competitiveness. (Growth Plan)  
  

“2.2.7 Designated Greenfield Areas 
 
1. New development taking place in designated greenfield areas will be planned, 
designated, zoned and designed in a manner that: 
 
a) contributes to creating complete communities; 
b) creates street configurations, densities, and an urban form that support walking, 
cycling, and the early integration and sustained viability of transit services; 
c) provides a diverse mix of land uses, including residential and employment uses, 
to support vibrant neighbourhoods; 
d) creates high quality public open spaces with site design and urban design 
standards that support opportunities for transit, walking and cycling.” (Growth Plan) 

 
The Region of Peel Official Plan contains policy directives related to greenfield 
development, acknowledging that part of Peel’s growth will occur through greenfield 
development.  Greenfield development must contribute to “complete communities” to 
support sustainable transportation and provide public open space that supports these 
activities. Greenfield communities must also provide for a diversity of land uses as well 
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as efficiently use available lands and infrastructure.  The Regional Official Plan seeks the 
creation of more compact, efficient and complete communities, consistent with the Growth 
Plan.  
 
Demonstrating that an area can be developed in conformity with the Provincial and 
Regional policies, and that development of the lands are best positioned to exceed policy 
directives by providing a transit-oriented, complete and healthy community is integral in 
the Region’s evaluation of BRES.  The Option that best demonstrates a commitment to 
the Province’s objectives to develop a complete, healthy and vibrant community should 
be considered to most effectively exceed the Provincial, Regional and Local policy 
objectives.    
 
3.0 REGION OF PEEL’S “MOVING FORWARD” DISCUSSION 
 
The Region of Peel’s Discussion Paper includes Section 4.0 entitled "Moving Forward” 
which invites further discussion with respect to how the complete urban structure of Bolton 
may play out over the long term (beyond the 20-30 year time frame) to ensure that 
incremental decision making does not compromise logical growth and investment 
strategies that are more effective and efficient from a land use, transportation and 
infrastructure development perspective.  In fact, in this section, the Region acknowledges 
that there are a number of points that could be included for further discussion and 
evaluation, and which may enhance the proposed criteria or lead to additional criteria.    
 
The selection of the BRES ROPA lands may ultimately significantly impact many of the 
future decisions that will need to be made on the structure of the community going forward 
and the significant infrastructure and transportation network decisions that will need to be 
made.  It is agreed that the Region should take this longer term perspective in the 
evaluation of the BRES ROPA.  In fact, this type of evaluation should consider an 
appropriate long term phasing of development strategy that may identify the role of all 
Option areas in the evolution of the urban structure of Bolton.  This type of analysis should 
consider: 
 

 The introduction of transit opportunities at the earliest opportunity to form the most 
significant structuring element for Bolton’s long term urban form; 
 

 The delivery of a broader transportation network that would comprehensively 
connect all areas of Bolton in the most cost effective and efficient manner; 
 

 The delivery of a spine servicing system that would enable the logical and 
sequential development of Bolton over a long term planning horizon to 
accommodate desired residential and employment growth in the most cost 
effective manner; 
 

 Protection and servicing of the most strategically located land for employment 
growth in the southern precincts of the settlement area; and 
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 Accommodation of longer term infrastructure needs such as the GTA West 
Corridor. 

 
It is not clear how the Region proposes to evaluate this important long term planning 
factor and, in this regard, it is recommended that the inclusion of a new criterion which 
addresses long term comprehensive planning be included in the evaluation.  Through this 
type of criterion, an opportunity exists for the careful consideration of a broader settlement 
structure for Bolton 
 
 
4.0 SUMMARY PLANNING OPINION 
 
Efficient use of Regional transportation and the opportunities and efficiencies that present 
themselves with the consideration of the future Bolton GO Service are invaluable and 
essential in the consideration of the BRES ROPA. The Region of Peel must thoroughly 
evaluate the importance of GO Transit and the opportunities it creates in the integrated 
and comprehensive review of the BRES ROPA.   
 
It is clear that a GO Station is a priority for York Region, Peel Region, the City of Vaughan 
and the Town of Caledon, as witnessed by a large volume of correspondence and Council 
resolutions in this regard, dating back to at least 2008.  It seems certain that the 
establishment of a GO Station in Bolton isn’t an ‘if’ question; rather, it is a question of 
‘when’.  The integration of a transit oriented development will certainly help expedite 
timing for the delivery of a GO Station to Bolton.   
 
As noted by NAK, the selected expansion area should integrate the principles of a transit-
oriented development and provide an appropriate range and mix of housing types and 
densities that will most benefit from the proximity of an expanded transit service.  This is 
a major component of a comprehensive community strategy to reinforce walking 
and cycling trips in conjunction with a viable transit option, thereby resulting in an 
appreciable reduction in automobile connections.  It reflects to goal of growing a 
culture of walking, cycling and transit usage and ensuring that the infrastructure is in place 
to do so, with the flexibility to evolve as demand increases. 
 
The proposed GO Station provides a significant benefit to Bolton and Caledon and is an 
essential factor which needs to be considered in the Region’s evaluation of a preferred 
Option.  This infrastructure presents unique opportunities that will ultimately offset the 
costs for other infrastructure.  Implementing sustainable development patterns in order to 
create complete, healthy, compact and connected communities should be a focus of the 
Region of Peel in their consideration and evaluation of BRES. 
 
As noted by NAK, the preferred expansion option should be positioned to facilitate several 
key initiatives that will enable healthy outcomes to benefit Bolton and ultimately, the Town 
of Caledon.  The selected expansion option should be envisioned as a truly sustainable 
community, distinct from traditional suburban development.  It should be compact, 
walkable and transit-supportive, with a mix of housing types and densities, and with a 
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priority on preserving and enhancing natural features and assets.  The opportunity to 
integrate this type of community in close proximity to the rail corridor provides the impetus 
to establish Regional transit service that will serve to connect Bolton and surrounding 
areas (NAK, Appendix 3). 
  
The Region’s criteria duplicate the evaluation of transportation, water and wastewater 
servicing infrastructure into several criteria, without providing any clarity on each servicing 
infrastructure’s relative importance or how each will be evaluated.  It is noted that the 
weighting of importance for each type of servicing infrastructure is not well understood, 
transparent or easily measured with this duplication of the criteria, and there is concern 
that there will be duplication in the evaluation in light of the fact several criteria speak to 
either the optimization of and/or cost of servicing infrastructure. 
 
The Option 3 Team appreciates the opportunity to provide comment and looks forward to 
the opportunity of understanding more detail related to the proposed evaluation criteria, 
with respect to how they will be measured and evaluated, and how they will be weighted 
or ranked in the evaluation.   
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