
Review of Criterion: Support of Existing and Planned Commercial Areas in Bolton 

 1 

 

 

 

January 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: BRES Criteria - Support of Existing and Planned Commercial Areas in Bolton  

urbanMetrics has been retained as the economic consultants representing the Option 3 
Landowner Group in connection with the Bolton Residential Expansion Study (BRES).  This 
letter has been prepared in connection with the Region of Peel`s Request for Comments related 
to the proposed amendment to the Region of Peel`s Official Plan for the boundary expansion to 
the Bolton Rural Service Centre. 

We have reviewed the documents which led to the recommendation of Option 3 and the 3 
Rounding Out areas as the preferred option for residential expansion in Bolton, in particular the 
June 21, 2013 Consultants Recommendations Report and the June 25, 2013 Presentation of 
this report.  In our opinion, the report was undertaken in a fully professional, logical and 
comprehensive manner.  While we support the recommendations of this report, we have 
reviewed the Criterion addressing the impact on existing and planned commercial areas in 
Bolton in more detail in our capacity as longstanding experts in the field of retail development. 

In this capacity, urbanMetrics has provided a brief review and commentary with regards to the 
Commercial Impact Criterion – one of 10 criteria used by Meridian Planning to evaluate the 6 
Bolton Residential Settlement Options. 

Background 

• As stated in the June 21, 2013 Consultant Recommendations Report and the June 25, 
2013 Presentation, the Retail Impact Criterion is used to evaluate each option by 
measuring that: 
 

The location of the expansion area will support the planned function of existing 
and already planned commercial areas in Bolton.  
 

• The specific factors considered by the consultants in applying this criterion were: 
 
o Location in relation to existing commercial areas; and, 

o Potential need for commercial uses in expansion areas. 
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Significantly higher weight was attached to the first factor.  As elaborated in the June 21, 
2013 Report:  ``the greater the potential for new residents in the expansion area to 
potentially support existing commercial uses based on the location the higher the score” 

• In considering this criterion, we have reviewed the following documents: 
 
o The June 21, 2013 Consultant Recommendations Report and the June 25 

PowerPoint Presentation by Meridian Consultants; 

o The May 30, 2014 Retail Market Demand Analysis for 2031, Bolton, Ontario, May 
30, 2014 by Kircher Research 

o The relevant Bolton Residential Expansion documents contained on the Town`s 
website, including the, October 2014 Planning Justification Report. 

• Overall Meridian Planning Consultants, after a review of the 10 criteria, gave the highest 
score to Option 3 based on a detailed assessment and weighting of each factor. 

• With regards specifically to the Retail Impact Criterion, the consultants scored Option 3, 
ahead of Option 6, equal to Options 4 and 5, but behind Options 1 and 2.  The rationale 
was that Options 1 and 2 would be north of the existing commercial areas in Bolton and, 
would therefore, naturally gravitate to the Bolton Core and the Bolton Commercial Areas 
on Highway 50.  The other four Options are further south and, presumably would be 
more dependent on the commercial areas in Brampton.  Option 6, being the furthest 
south, would be most susceptible to the pull from Brampton. 

urbanMetrics Commentary  

• While there is some logic to the Meridian evaluation, it lacks some detail that might 
otherwise have scored Option 3 on equal or better terms than the other options. 

• Regardless of the settlement option, the future population in Bolton to 2031 would be 
roughly the same – i.e. between about 10,000 to 13,000 new residents, mostly 
concentrated in one of the 6 new settlement area options.  This population would 
typically support a supermarket anchored neighbourhood shopping centre and two to 
three convenience shopping areas.  In our opinion, it would be desirable to locate these 
uses within the new settlement area to promote walkability and to support the ideals of a 
complete community.  Based on typical store and shopping centre moduals, these uses 
would occupy approximately 100,000 to 150,000 square feet.  In addition, to these “local 
serving retail facilities”, the new population would require additional regional/district level 
retail uses and a small amount of highway commercial space (e.g. for gas stations and 
automotive uses), which would likely locate on higher order arterial roads, such as 
Highway 50 and would not necessarily locate in the immediate proximity of the new 
settlement area.   

• The Kircher Study, which considered only Options 1 and 3, has identified a need for 
some 656,000 square feet to support the new population.  This was reduced to 576,000 
to account for the growth in internet shopping.  This study was based on a growth of 
12,600 persons – the bulk of which would be in one of these new settlement areas.   He 
assumed that some 350,000 square feet would locate within the preferred settlement 
area, with the balance to locate in the existing Highway 50 Corridor. 
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• In our opinion, the Kircher study has overestimated the future commercial space that 
would be required to serve the new population owing to his assumption that inflow 
percent rates will continue to be exceptionally high in the future and because the study 
did not account for any outflow of expenditures from the Bolton market.  In our opinion, 
inflow on a percentage basis, will likely decline as the areas surrounding Bolton develop 
and build their own commercial infrastructures.  Furthermore, there is considerable 
outflow in certain categories owing to the lack of large scale regional shopping facilities 
in Bolton that are currently found to the south in Brampton and to the east in Vaughan.   
Regardless of the Option selected, this outflow would occur simply because Bolton does 
not have the size to support the full range of retail facilities required by an urban 
population. 

• In our opinion, Option 3, would be considerably less likely than Option 1 to support as 
much as 350,000 square feet of commercial space within its confines, owing to its 
location on King Street and not on Highway 50.  Option 1, which straddles Highway 50, 
on the other hand, would be much more likely to support larger scale and higher order 
retailing that would compete directly with other Bolton retailers – thereby reducing the 
ability of the existing commercial areas to attract the expenditures from the new 
residential growth areas.  In other words, Option 1 would likely result in pressure for a 
new large scale node to the north, rather than allowing existing commercial areas to 
reach their full potential.   

• Options 1, 2 and 3 would also support the newly designated supermarket site north of 
the downtown.  Owing to their closer proximity to this site, Option 1 and 2 residents 
would likely patronize this facility to a greater extent than Option 3 residents.    

• In examining, the base information contained in the Kircher study, as well as, our own 
knowledge of the Bolton Commercial market, we would conclude that there is still 
considerable capacity to accommodate commercial space in the existing commercial 
areas.  The study identifies a total of 136,700 square feet of vacant space in Bolton, 
representing a vacancy rate of some 8.2%, which is above normal levels.  In addition, 
there are also a number of vacant commercial sites along Highway 50, including the 13 
acre vacant site that had been proposed for a 125,000 square foot Loblaws store.   

• In our opinion, the Phase 3 Option would more likely contain primarily local serving 
commercial uses, thus allowing for the existing commercial areas in Bolton to serve the 
new demand for higher order retail space. 

• Options, 2, 4 and 5 would likely be similar to Option 3 in this regard – i.e. they would 
likely contain local oriented commercial, with the demand for higher order retailing 
available to the existing commercial areas in Bolton.  The advantage Option 3 would 
have is that, as a potential future GO Transit station location, it could be developed with 
a transit oriented commercial node as an exciting focal point for the new community.  
The other options would more likely be developed with more traditional retail facilities. 

• The Option 6 lands, situated within the southernmost end of Bolton, would have a much 
stronger orientation to the existing and future commercial facilities in Brampton than the 
other options, particularly for person who would be living in the south end of these lands. 
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• As noted in the Kircher study, Bolton is well represented in terms of large format retail 
outlets for a community of its size.  The additional population attracted by any of the 
options will not be sufficient to significantly increase the attractiveness of Bolton for many 
retailers and uses not already represented locally (e.g. Costco, Ikea, major department 
stores, high-end fashion retail chains, regional power centres, and enclosed regional 
shopping centres).  As a result, regardless of the option, there will still be outflow from 
the community to access these facilities, which are found in the adjacent communities of 
Brampton and Vaughan. 

• In conclusion, Option 3 would score marginally higher under this Criterion than Options 
2, 4 and 5 owing to the ability to establish a community commercial focal point around 
the future GO Transit Station.  It would score considerably better than Option 1 in terms 
allowing future demand to be captured by the existing Bolton commercial areas, and 
better than Option 6 in terms of limiting the outflow expenditures by local residents from 
Bolton. 

Modifications to Consultants Scoring of Commercial Impact Criterion 

• In the following table, we have modified the scoring employed by Meridian Planning in 
the evaluation of the Commercial Impact criterion.  The modified scoring reflects the 
above comments.	   

• The table reflects the Meridian Planning evaluation in all respects, with the exception of 
the ranking of the individual factors.  The number of factors and the level of importance 
of each factor has been maintained.  The maximum score for the factor remains at 36, 
which is consistent with the “low” weight applied to this criterion. 

• Under the first factor which addresses the ability of the expansion area to support 
existing commercial uses, Option 3 scored the highest owing to the likelihood of its 
maintaining predominantly local serving uses and its ability to establish a local hub 
around the transit station.  Options 1, 2 and 5 also score relatively high owing to the fact 
that they will likely provide only local retail opportunities.  Option 1 scores lower, as it 
has the potential to anchor a new large commercial node on Highway 50, although it 
would be in the best position to support the newly designated supermarket anchor in 
North Bolton.  Option 6 scores the lowest as it would be strongly oriented to Brampton 
and would not support Bolton retailers to the extent as the more northerly options. 

• In terms of the second factor, Option 1 scores the lowest, owing to its location on 
Highway 50 and the potential to develop a large scale node on Highway 50 to compete 
with the downtown and South Hill.   The remaining Options are scored high, as they 
would be more likely to contain predominantly local serving retail uses owing to their 
locations away from major commercial arteries. 

• The Meridian ranking is not too dissimilar from this, with the exception that overall 
Option 1 was ranked higher and Option 3 was ranked lower.  In our opinion, the location 
of Option 1 on Highway 50 makes it likely that it will support considerably more retail 
space than the other Options, thereby, reducing its ability to generate sales for existing 
retail areas in Bolton.  Furthermore, in our opinion, the ability to create a 
community/commercial node around the GO transit station is an opportunity not 
available to the other Options.  
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If you have any questions regarding our analysis, please do not hesitate to contact me 

Yours truly, 

urbanMetrics inc. 

 
Rowan Faludi, MCIP, RPP, CMC, PLE, 
Partner 

 

 
 

 


