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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 Analysis – Municipal Fiscal Impact Analysis 

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.   

As part of our assignment, we have been asked to recommend factors with regards to the fiscal 
impact of each option.  This evaluation criterion was not identified as a separate evaluation 
criterion in the 2013 Meridian Planning analysis during the BRES process; however, it is 
believed that this was indirectly considered through the BRES process because it is intrinsically 
tied to other planning objectives including protection of employment lands, cost of servicing 
infrastructure, and cost of community infrastructure. For the purpose of this evaluation, 
municipal financial impact is considered an evaluation criterion with high importance.  
 
Our review of fiscal impact has been influenced by the Provincial document entitled “Planning 
for Health, Prosperity and Growth in the Greater Golden Horseshoe 2015-2041” also referred to 
as the “Crombie Report” which was released in December, 2015.  Recommendation 20 of this 
report is to establish stronger criteria to control settlement area expansion and ensure complete 
communities by requiring that municipal comprehensive reviews for expansion proposals 
including: asset management plans to demonstrate availability, sustainability, financing of 
existing and new infrastructure for water, SWM, WW, waste management, transit, and roads, 
and assessment of long term fiscal sustainability of the community. 
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EXECUTIVE SUMMARY

This submission 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.  

The Option 3 lands are one of  six optional growth areas that were considered by the Town of  Caledon 
through the Bolton Residential Expansion Study (BRES) which was carried out by the Town of  Caledon from 
Spring 2012 to Summer 2014.  The Town of  Caledon endorsed the Option 3 lands and the three Rounding 
Out areas for the future Bolton Urban Expansion Area in June 2014, and this decision concluded an open, 
fair, transparent and comprehensive planning process that was undertaken by the Town.  The Option 3 Team 
supports the work that was undertaken by the Town of  Caledon and their consulting team.  A chronology of  
the Town’s process and a list of  studies completed by the Town and their team through this process is con-
tained in Section 2.3 of  this report.   

The Town’s endorsement of  the Option 3 lands in 2014 and their subsequent submission of  a ROPA  
Application to the Region was based on the position that the Option 3 lands excel for the following reasons:

 1. It has potential for the development of  a broader mix of  residential forms that would 
integrate well with public transit. Option 3 offers the opportunity to create a walkable, transit supportive 
and complete community based on the implementation of  a number of  healthy community principles as a 
result of  the location of  Option 3 lands adjacent to a planned GO station. 

 2.  It is a more logical and contiguous growth area as it enhances growth potential for areas
 to the west of  Bolton making efficient use of  land, infrastructure and public services. 

 3. It provides strategic advantages by providing opportunities to service existing industrial
lands, as well as possible future growth in the vicinity that may be justified in future  
municipal comprehensive review for settlement area boundary expansions. 

 4.  It has the benefit of  using available capacity of  existing roadway in the short term resulting 
in less disruption of  the community as the new settlement area develops. Also, Option 3 will minimize 
the length and number of  vehicle trip by residents due to its southerly location and the range of  choices of  
routes within the community. It provides additional support for the establishment of  the GO Station at 
the proposed Metrolinx’s location and would provide an opportunity to create a transit hub with options 
for future Bolton residents to walk to. 
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  1“Staff Report DP-2014-060”, Town of Caledon (June 24, 2014).
  

 5.  It offers lower costs and less complexity in meeting infrastructure improvement requirements.” 1  

As this report sets out, the Option 3 lands represent a unique opportunity to establish Caledon’s first innova-
tive ‘transit-oriented community’ as a result of  the location of  the lands’ proximity to the planned Bolton GO 
station.  The Option 3 lands have the unique opportunity of  containing a broad mix of  residential forms and 
densities unique to the character of  Caledon that will integrate well with public transit and the future transit 
hub.  These lands represent a unique opportunity to create a walkable, transit-supportive and complete com-
munity based on the implementation of  a number of  healthy community principles.  In fact, the Option 3 
lands represent the only opportunity to leverage and expedite the delivery of  the planned GO Station.

As this reports sets out, in addition to the important evaluation undertaken by the Town of  Caledon, it is 
also appropriate to evaluate the six growth options using the information and recommendations contained in 
Province’s recently released Advisory Panel Report on the coordinated review of  the four Provincial Plans, 
entitled “Planning for Health, Prosperity and Growth in the Greater Golden Horseshoe 2015-2041 (recommendations of  
the Advisory Panel on the Coordinated Review of  the Growth Plan for the Greater Golden Horseshoe, the Greenbelt Plan, the 
Oak Ridges Moraine Conservation Plan, and the Niagara Escarpment Plan)” (December 2015), (herein referred to as 
the ‘Crombie Report’).  The Crombie Report contains a number of  important themes for consideration in 
the context of  growth and development and chief  among them is the concept of  promoting healthy, livable, 
complete communities and planning for climate change. 

This reports presents a detailed evaluation of  thirteen evaluation criteria from a qualitative and quantitative 
perspective.  Below is a summary of  important considerations discussed in this report, ordered under each 
criterion: 

(1) Establish Rail Transit Opportunity

 • Option 3 is the only Option that fully supports transit-oriented development, and encourages the  
  extension of  GO train service on the adjacent CPR line;

 • The Regions of  York and Peel, the City of  Vaughan and the Town of  Caledon have expressed  
  consistent and continued support for (and have encouraged expediting of) the new Bolton GO  
  Corridor;  

 • transit-oriented development and healthy, complete communities creates the ability to facilitate  
  ridership on the future train service…..the continued support for development that supports  
  ridership for future train service in the corridor will act as an ever-present catalyst for planned GO  
  train service on this line; 

 • The Crombie Report indicates that future community planning should incorporate a focus on  
  major transit station areas, coordination with Metrolinx’s The Big Move and a focus on urban  
  design elements to create attractive and safe spaces that support transit and active transportation;

1 - ESTABLISH RAIL TRANSIT OPPORTUNITY
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 • there is a unique opportunity to build a multi-use facility / mobility hub / transit mobility nucleus  
  in Bolton through the implementation of  the Bolton GO Corridor;

 • the Crombie Report supports the development of  complete communities by incorporating complete  
  streets, accommodating the needs of  different road users, including transit and active  
  transportation, location of  community services, public institutions, and open space, and notes the  
  importance of  creating community hubs to support active transportation and transit and the inte 
  gration of  residential and retail / commercial;

(2) Promote Healthy and Livable Communities

 • the Option 3 lands are superior in their ability to promote patterns that encourage complete  
  communities, including a pedestrian-friendly environment and a vibrant public realm because of   
  the lands’ close proximity to the future GO station and the mobility hub nucleus that will ultimately  
  evolve;   

 • the Crombie Report seeks to reduce barriers to active transportation by strengthening policies that  
  identify cycling, walking and other non-motorized transportation as an essential part of  the  
  transportation network and by encouraging active transportation plans at a municipal scale;

 • the Option 3 lands will best achieve the policy directive for development of  a complete community 
  with a transit-oriented, pedestrian friendly design and layout by providing for the opportunity to 
  walk and cycle to transit and to local services, and is superior in providing a direct connection to  
  Caledon Trails and the Humber River Valley Trail;

 • the Option 3 lands will best achieve high scoring in the Region of  Peel’s ‘Healthy Community  
  Scoring’ due to the opportunity for higher densities and mixed uses (office / commercial / public  
  uses) resulting from close proximity to transit and the future GO station

2 - PROMOTE HEALTHY & LIVABLE COMMUNITIES
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(3) Impact on Employment Lands

 • industrial land is much more sensitive to servicing costs than residential land and accordingly, 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;

 • the best candidate to accommodate future employment lands in Caledon would be Option 6  
  because these lands abut the future employment lands designated through ROPA 28, they are the  
  furthest south and closest to Brampton’s future 427 Employment Area and the Mayfield Road  
  corridor, and access to this corridor is a significant advantage to Caledon’s future employment  
  lands;  

 • if  the Option 6 lands are developed as residential, it will mean that the future required employment  
  lands will be pushed to lands that are less desirable and/or more expensive to service, or will not  
  be developed at all;

 • the Crombie Report recommends providing stronger protection for certain strategic employment  
  areas so that the region does not end up with employment areas in the wrong place

(4) Municipal Financial Impact

 • if  the Option 6 lands were developed for residential uses, expansion opportunities for existing and 
  future industrial and employment lands in South Albion Bolton would be constrained and  
  potentially precluded, and there would be lost revenue in the form DC’s, Building Permit fees, and  
  property tax revenues;

 • Overall, the loss of  employment land revenues from just the Option 6 lands (should they be  
  developed for residential uses) amounts to:
 o $85 million in development charge revenues to the Town, Region and School Boards;
 o $4 million in Building Permit Fees to the Town; and,
 o $11 million in annual property tax revenues to the Town, Region and School Boards.”  
  (Appendix D)

 • if  the Option 6 lands are developed as residential, it will mean that the future required employment  
  lands will be pushed to lands that are less desirable and/or more expensive to service, or employment  
  uses would not be developed at all in Bolton;

3 - IMPACT ON EMPLOYMENT LANDS

4 - MUNICIPAL FINANCIAL IMPACT
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(5) Logical Extension to Urban Area

 • the Option 3 lands have the best opportunity to be planned as a compact, diverse and transit  
  supportive community within Bolton because of  their proximity to the planned GO Station;

 • the Option 3 lands provide a unique opportunity to connect or integrate the new community with  
  the existing built up area of  Bolton through an active transportation network, and ability for future  
  planned transit services;

 • the Crombie Report recommends supporting the development of  complete communities by  
  incorporating built form, streetscapes, green infrastructure, a pedestrian friendly environment and  
  vibrant public realm;

 • the Crombie Report emphasizes the importance of  connectivity by recommending that policies  
  related to planned and existing transit and transportation networks be designed to connect areas  
  of  office, institutional and retail / employment to create high-quality, mixed-use employment  
  nodes that are safe for cycling or walking 

(6) Capacity in Road System to Accommodate Growth

 • The Option 3 area lends itself  to being developed as a transit oriented community, with a great  
  number of  residents located within easy walking distance of  the proposed GO Station, providing  
  the opportunity for local transit and active transportation links to the station.  This opportunity is  
  unique to Option 3, and would significantly impact the modal split, and therefore reduce the  
  amount of  traffic generated by this community in comparison to communities that might be  
  developed in the alternative option areas.

 • the identified need for a grade separation at King street (as identified in the Peel Goods Movement  
  Study) is not attributed to the development of  the Option 3 lands; rather, this need was identified  
  prior to and independent of  the Town’s BRES selection for a variety of  reasons, including increases  

5 - LOGICAL EXTENSION TO URBAN AREA

6 - CAPACITY IN ROAD SYSTEM TO ACCOMMODATE GROWTH
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  in traffic, (particularly related to goods movement) along King Street, and increases in rail traffic  
  on the CPR line (funding for this has been allocated  in the 2015 Peel Region Development  
  Charges By-Law)

 • the Crombie Report recommends that integrated planning and decision-making for land use and  
  infrastructure identify the most cost-effective and sustainable options to support growth and build  
  complete communities, and take into account transportation master planning;

     (7)       Minimize Expensive Servicing for Future Development

 • the Region of  Peel has been actively considering the cost of  development and approaches to  
  mitigate the Region’s debt financing of  new growth and it is noted that with appropriate front  
  ending agreements in place, the cost of  servicing, and by extension debt financing by the Region,  
  is mitigated;

 • the Option 3 landowners have stated they are agreeable to entering into front end financing  
  arrangements related to the Region’s capital costs for water and wastewater infrastructure;

 • with appropriate front-ending agreements in place, the cost of  servicing, and by extension debt  
  financing by the Region, is mitigated 
 • lands score favourably in this criterion due, in part, to the significant benefits (GO Station, active  
  transportation, transit oriented community, extension of  future service, improved water pressure  
  to existing residents) it offers pursuant to the Provincial Policy Statement

(8)        Impact on Comprehensive Planning Studies

 • the Option 3 lands complement comprehensive planning studies that are underway by assisting in  
  setting the stage for a strong, healthy community with the potential for the development of  a  
  broad mix of  residential forms that would integrate well with public transit, providing the opportunity 
  to create a walkable, transit supportive and complete community based on the implementation of   

7 - MINIMIZE EXPENSIVE SERVICING FOR FUTURE DEVELOPMENT

8 - IMPACT ON COMPREHENSIVE PLANNING STUDIES
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  a number of  healthy community principles, and the lands’ location adjacent to the planned Bolton  
  GO station;

 • the proposal for Option 6 lands for residential purposes offers the greatest risk in offending the  
  Regional and local Comprehensive Planning Studies related to the protection of  employment  
  lands and related planning for the GTA West Corridor

(9) Impact on Development Potential by Existing (Natural) Features

 • The Option 3 lands rank as least constrained by the presence of  natural features. Natural features  
  are limited to some minor headwater drainage features which are concentrated at the southwest  
  and southeast corners of  the Option 3 lands;
 • Protection of  these natural features does not significantly affect the design of  the community due  
  to their position and limited extent; 

 • Populations of  endangered Redside Dace fish exist downstream of  the Option 3 lands. Development  
  of  the Option 3 lands provides an opportunity to enhance habitat conditions for these population  
  which can benefit conservation of  these populations;

 • The types of  environmental enhancements that can be realized on the Option 3 lands are  
  consistent with the recommendations of  the Crombie Report which promotes the strengthening  
  and protection of  natural heritage systems by developing an NHS enhancement strategy, including  
  priorities and resources to implement securement, stewardship, recreation, and enhancement of   
  features, linkages and functions.

 • the Crombie Report recommends the strengthening and protection of  natural heritage systems  
  by developing an NHS enhancement strategy, including priorities and resources to implement  
  securement, stewardship, recreation, and enhancement of  features, linkages and functions;

9 - IMPACT ON DEVELOPMENT POTENTIAL BY EXISITNG (NATURAL) FEATURES
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(10) Optimize Existing and Planned (Community) Infrastructure

 • Options 1, 2 and 3 all provide exceptional opportunities for the utilization of  existing and planned  
  community infrastructure given their close proximity and connectivity to the existing Bolton  
  Urban area;

 • Options 5 and 6 are some distance from the existing residential built-up area of  Bolton and,  
  accordingly, community facilities do not exist within close proximity of  these Options.  Developed  
  in isolation, they will place a load on Brampton’s community infrastructure.

 • The Crombie Report recognizes the importance of  supporting the development of  complete  
  communities by incorporating the provision of  parks, trails, and recreation facilities, and the  
  identification and protection of  cultural heritage;

(11) Support Planned Commercial Function of  Bolton

 • Option 3 lands are well positioned to contain local servicing commercial uses, thereby allowing the  
  existing Bolton commercial core to continue to serve the new demand for higher order retail space;

 • The Option 1 lands, which straddle Highway 50, would be much more likely to support larger  
  scale and higher order commercial and retailing, thereby reducing the overall ability of  the existing 
  Bolton commercial core to continue to attract the expenditures from the new growth area

 • the Option 6 lands, which are situated in the southernmost end of  Bolton, would have the  
  strongest potential to gravitate towards the existing and planned commercial areas in Brampton

(12) Land Use Impact on Agricultural Activities

 • Agricultural Impact is largely subservient to the need to accommodate growth forecasts;

 • the direct interface that Options 1 and 2 have with the Greenbelt Plan is anticipated to be  

10 - OPTIMIZE EXISTING & PLANNED (COMMUNITY) INFRASTRUCTURE

11 - SUPPORT PLANNED COMMERCIAL FUNCTION OF BOLTON

12 - LAND USE IMPACT ON AGRICULTURAL ACTIVITIES
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  permanent and if  the objective is to minimize that interface, Options 1 and 2 are not well  
  positioned for this criterion

 • Options, 3, 4, 5 and 6 are better positioned with no direct interface with the Greenbelt Plan       

(13) Considering Climate Change

 • the concept of  considering climate change is closely tied to planning policies and directives related  
  to complete communities, transit-oriented development, and active transportation

 • the Option 3 lands provide the best opportunity to provide convenient access to an appropriate  
  mix of  jobs, local services, a full range of  housing, and accessible community infrastructure  
  including schools, recreation and opens spaces, and convenient access to these areas as well as  
  public transportation and options for safe, non-motorized travel are key components of  complete,  
  healthy communities 

 • the Option 3 lands provide the best opportunity to utilize active transportation modes which make  
  it easier for people to decrease their dependence on cars and in turn, reduce associated car  
  emissions 

 • providing transit opportunities changes the modal split and will have the effect of  reducing car  
  trips and emissions  

 • the Crombie Report provides support for the development of  complete communities by  
  incorporating a net-zero state by reducing energy consumption and decreasing greenhouse gas  
  emissions

Table 4 in this report provides a comparison of  the 2013 Meridian scoring for each of  the six growth option 
areas to the modified scoring presented in this report (using the same methodology), including these thirteen 
criteria.  When looking at each criterion, it is evident that there is a strong correlation between the 2013 Me-
ridian scoring and the modified scoring in this report.  

13 - CONSIDERING CLIMATE CHANGE
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As noted below in Table 5 (excerpted from the report), when the Meridian quantitative methodology is ap-
plied to the six option areas and these thirteen criteria, the Option 3 lands continue to score the highest and 
make the most logical choice for the BRES 2031A residential growth area.  In essence, this report and the 
quantitative scoring within it have re-confirmed the Meridian evaluation and the Town’s rationale for endors-
ing the Option 3 lands in 2014. 

As this report sets out, the selection of  the Option 3 lands for the BRES growth area for 2031A 
growth will provide the strongest potential for a healthy, livable, complete community that provides 
a variety of  housing types, transit opportunities, active transportation opportunities and recreation 
opportunities, while supporting individual and community health.  Further, selection of  Option 3 pro-
vides additional support for the establishment of  the GO Station at the proposed Metrolinx location, thereby 
meeting Provincial, Regional and local policy directives with respect to mobility hub / GO station and related 
transit oriented development.     

TABLE 5 - OVERALL EVALUATION SCORING

OPTION MERIDIAN 2013 SCORE ‘MODIFIED’ 2016 SCORE
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This submission 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.  Glen Schnarr & Associates Inc. (GSAI) are the planning consultants representing the Option 
3 Landowner Group.  This submission has been prepared collaboratively with full a team of  professional  
consultants, including RJ Burnside and Associates Limited, Urbantech Consulting, McNeil Management 
Services, BA Group, urbanMetrics Inc., Beacon Environmental, NAK Design Strategies, and Corbett Land 
Strategies.  Herein, this group of  professional consultants are referred to as the “Option 3 Team”

The Option 3 Team fully supports and endorses the BRES process that was undertaken by the Town of  
Caledon, including the reporting, technical analyses, methodology and recommendations made by the Town’s 
consulting team, led by Meridian Planning.

The Option 3 lands are one of  six optional growth areas that were considered by the Town of  Caledon 
through the Bolton Residential Expansion Study (BRES) which was carried out by the Town of  Caledon from 
Spring 2012 to Summer 2014.  The Option 3 lands include approximately 185 hectares (457 acres) of  land 
generally located north of  King Street, east of  The Gore Road and west of  the CP Railway tracks.  These 
lands represent a unique opportunity to establish Caledon’s first innovative ‘transit-oriented community’ as 
a result of  the location of  the lands’ proximity to the planned Bolton GO station.  The Option 3 lands will 
contain a broad mix of  residential forms that will integrate well with public transit and the future transit hub.  
These lands represent a unique opportunity to create a walkable, transit-supportive and complete community 
based on the implementation of  a number of  healthy community principles.  In fact, the Option 3 lands rep-
resent the only opportunity to leverage and expedite the delivery of  the planned GO Station supported by a 
signature mixed use community based on the implementation of  a number of  healthy community principles.

GSAI and the Option 3 Team have participated in the BRES process that was undertaken by the Town of  
Caledon and have been following with interest the related ROPA Application filed by the Town of  Caledon 
in October 2014 to expand the Bolton Rural Service Centre to include the Option 3 lands and the three 
Rounding Out Areas for primarily residential uses in order to accommodate planned growth in Bolton for 
2031.  There were many opportunities for public and stakeholder input throughout the process, and the Town 
of  Caledon’s June 2014 endorsement of  the Option 3 lands and the three Rounding Out areas for the future 
Bolton Urban Expansion Area supports a very open, fair, transparent, inclusive and comprehensive planning 
process that was undertaken by the Town.  It is interesting to note that the BRES process (circa 2012 to 2014) 
cost the Town of  Caledon well over $1 million including the fees for the consulting group of  professionals 
who were responsible for the preparation and submission of  the BRES study to the Town of  Caledon. 

INTRODUCTION 1.0
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This Group included

 • Meridian Planning
 • GM BluePlan Engineering Limited
 • Dougan and Associates
 • Aquafor Beech Limited
 • Paradigm Transportation Solutions Limited
 • Colville Consulting Inc.
 • Watson and Associates
 • Kircher Research Associates Limited
 • Archeological Services Inc.

As the Regional and local planning processes advance for BRES and the related ROPA, there will continue to 
be many opportunities for public input, including informal public information sessions, formal public meet-
ings, and workshops.  Public input into the creation of  this liveable and sustainable community development 
in Bolton’s new urban expansion area by 2031, which closely links land use and transportation, is essential to 
its success.

This submission has been organized to provide discussion and commentary on the 10 Meridian BRES criteria 
used by the Town of  Caledon in their July 2013 and subsequent June 2014 assessment and decision.  As well, 
the discussion and commentary below includes suggestions on how certain criteria could be re-prioritized 
and enhanced to assist the Region in their fulsome review of  the ROPA Application.  Specifically, this review 
includes three suggested additional evaluation criteria to augment the Region’s review, pursuant to the Region’s 
invitation for comments to the ROPA Application.  
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The Bolton Residential Expansion Study (BRES) represents Caledon’s continuing program of   meeting the 
Growth Plan conformity targets set by the Province through the Growth Plan (2006), and subsequently 
directed by the Region of  Peel.  Regional Official Plan Amendment (ROPA) 24, addresses Growth Plan 
conformity for the Region of  Peel, and was passed by Regional Council in April 2010.  OPA 226, Caledon’s 
response to the Growth Plan and ROPA 24, was passed by Caledon Council in June 2010.  Both amendments 
were appealed to the Ontario Municipal Board (OMB) by Solmar Development Corp. and others, with the 
OMB approving a settlement of  issues through their November 2012 decision on the matter.  The population 
forecasts associated with these amendments are referred to as the “2031A” numbers or projections.

Through ROPA 24, the Region of  Peel achieved specific intensification and density targets for 2031A which 
were established by the Growth Plan.  These targets are divided into specific policy areas across the Region’s 
geography, including the built-up areas, urban growth centres, and designated Greenfield areas.  Designated 
Greenfield areas are defined by the Province as being lands that were not urbanized in 2006 but are designated 
for future urban development in the Regional Official Plan.  Settlement expansions for the purpose of  accom-
modating allocated growth are to be designated subject to Municipal Comprehensive Review requirements of  
the Provincial Policy Statement, the Growth Plan and the Region’s Official Plan.        

The Region of  Peel’s 2031 population, household and employment forecasts defined through ROPA 24 are 
consistent with the Growth Plan forecasts for 2031.  Specifically, by 2031, the Region is anticipated to accom-
modate 1,640,000 people, 518,000 households, and 870,000 jobs.  These figures reflect a growth of  429,000 
people, 159,000 households and 268,000 jobs between 2006 and 20311.   

The Region’s Land Budget calculation of  Greenfield density determined that a maximum of  21,500 persons 
and 11,000 jobs could be located in future settlement expansions in Caledon by 2031, and that the area of  
such expansions in Caledon must not exceed 609 ha.  These targets were approved through ROPA 24 and 
resulted in the need to subsequently amend the Town of  Caledon Official Plan’s population and employment 
forecasts through OPA 226. 

The modifications to the population and employment forecasts in OPA 226 were made to conform to the 
forecasts contained in the Provincial Growth Plan and ROPA 24.  This process involved updating the growth 
numbers to the Town’s built-up area, existing Greenfield areas, future designated Greenfield areas, rural area 

1“Places to Prosper: Background to ROPA 24 Land Budget Report”, Region of Peel (June 16, 2011).

2.1 ROPA 24

2.2 OPA 226

2.0 CONTEXT/BACKGROUND STRUCTURE
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and proposed settlement area expansions (including the BRES) in OPA 226.  Ultimately, the planned growth 
allocations and land areas for settlement expansions being proposed by the Town of  Caledon were reviewed 
and adjusted to ensure an appropriate Greenfield density in each expansion, given the Land Budget minimum 
density/maximum land area requirements.  This resulted in the Town preparing a comprehensive review of  
all settlement area expansions.  

The Town’s comprehensive review process and resulting modifications to OPA 226 had the effect of  distrib-
uting new Greenfield residential growth between Mayfield West Phase 2 and the Bolton Residential Expansion 
Study area so that each settlement expansion will receive an equal amount of  growth and the residential  
densities in the two communities will be the same.  Specifically, the proposed settlement expansions were  
assigned the following population, ‘employment lands’ employment, ‘non-employment lands’ employment, land 
area and density, to comply with the Growth Plan, ROPA 24 and, more specifically, the Region’s Land Budget  
requirements.  This is summarized in Table 1 below:

As noted in this Table, the Bolton Residential growth area for 2031A will consist of  10,348 population and 
2,635 ‘non-employment land’ jobs on 190 ha, to achieve a density of  68 population & jobs per ha. 

It is imperative that a comprehensive vision for the future growth and development of  Caledon’s existing and 
future communities be collaboratively undertaken.  Through this process, an overall vision of  the potential 
quantum and sequencing of  long term residential and employment growth to implement the 2031A forecasts 
will be understood and, ultimately, the potential for the accommodation of  future 2031B and 2041 growth 
forecasts will be better understood and planned for.  Essentially, the logical progression of  development  
potentially involving all six growth options in Bolton and utilizing each option’s best suited land use functions 
can evolve and emerge through a better understanding of  Regional and Town priorities.           

TABLE 1 

POPULATION, EMPLOYMENT, LAND AREA & 
DENSITY BY SETTLEMENT EXPANSION

Total 
Population 

& Jobs

Area 
(ha)

Population & 
Jobs/ha

ROPA 24 Land Budget 32,500 609 53.4

Proposed Settlement 
Expansions

Population Non-Employment
Land Jobs

Employment 
Land Jobs

MW2 Employment 1,164 1,164 16 73

MW2 Residential 10,348 2,635 12,983 190 68

MAYFIELD WEST TOTAL 14,147 206 69

Bolton Employment 4,567 4,567 198 23

Bolton Residential 10,348 2,635 12,983 190 68

BOLTON TOTAL 17,550 388 45

Villages (Alton) (2) 804 804 16 50

TOTAL 32,501 610 53.4

(Town of Caledon Staff Report DP-2012-085 “OPA 226 Modification”, September 9 2012))
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BRES        TIMELINE

Second Council Workshop to review the 
evaluation criteria, and to consolidate 
them from 17 to 13 in  response to addi-
tional public input and technical analyses.

Council Meeting to approve 17 evaluation 
criteria for evaluation of six BRES growth 
options. 

Second Open House for BRES to present 
the six options for the settlement area 
boundary expansion and to seek public in-
put on the draft criteria for the selection of 
future expansion area(s).

The BRES process officially commenced 
with the first Open House to introduce 
the BRES study and ask for feedback / 
comments / suggesting on where growth 
should occur for Bolton. 

As noted above, the Bolton Residential Expansion Study (BRES) represents Caledon’s progress towards meeting 
the Growth Plan conformity targets for 2031 set by the Province through the Growth Plan (2006), and subse-
quently directed by the Region of  Peel (through ROPA 24) and by the Town of  Caledon (through OPA 226).

The BRES implements the policy requirement for a settlement area boundary expansion and identifies the 
Town’s preferred approach to meeting the 2031 population forecasts, approved for the Bolton area through 
OPA 226.  The intent of  the BRES is to plan for an additional 10,348 population and 2,635 jobs prior to 2031, 
for a projected total population of  39,898 people for the Bolton Rural Service Centre by 2031.

It should be noted that the planning and public engagement process leading to Caledon’s submission of  a 
ROPA application to the Region of  Peel for the Option 3 Lands is virtually identical to the process followed 
for ROPA 17 (Mayfield West Phase 1), ROPA 28 (Bolton Employment Area) and ROPA 29 (Mayfield West 
Phase 2) and these all relate to 2031 growth numbers.

The Town of  Caledon initiated BRES in April 2012.  This process was lengthy, comprehensive fair and 
transparent and included a number of  public open houses/public meetings, Caledon Council workshops and 
Caledon Council meetings through 2012 – 2014.  Specifically, the following represents a chronology of  the 
events and timeline that comprised the Town’s BRES process:

General Terms of Reference for BRES  
approved by Council for the Town of  
Caledon. 

NOV
27

2012

FEB
28

2013

MAY
14

2013

JUN
11

2013

2.3 TOWN OF CALEDON BRES PROCESS

Council Workshop to discuss the six proposed 
expansion area options and the evaluation 
criteria to be used for the selection of the  
preferred expansion area(s).

FEB
5

2013

APR
17

2012
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Council Meeting whereby the Final Rec-
ommendation Report was presented and  
endorsed by Council to select Option 3 for 
the settlement expansion area. 

Region of Peel deems Town of Caledon 
submission of Regional Official Plan 
Amendment Application complete (ROP 
14-002).

Town of Caledon submits ROPA Application 
to the Region of Peel, proposing the Option 
3 lands and the three Rounding Out Areas 
for the new Bolton residential growth area 
for 2031.

Public Open House to provide a status up-
date on progress of studies being under-
taken for Option 1 and Option 3 lands.  

Town Council directed staff to conduct 
detailed studies within the Options 1 and 
3 Areas as well as the three Rounding-Out  
Areas to assist in selecting the 190 hect-
ares for settlement expansion in the Bolton 
area.  

Council Meeting whereby Council 
directed staff to continue to examine 
Option 1 and Option 3. 
 

Council Meeting for (what was supposed to 
be) ‘Final’ Recommendation 

 • June 21, 2013 Report prepared by Meridian
o This report summarized the criteria

which were revised down to 10 
(ten) very focused criteria that 
deal with the core issues be  
addressed as part of this process.  

 o The report provides detail and ranks
eachcriterion in terms of level of  
importance. 

 o Provides details of all 6 options and
their scoring results based on 10 
refined criteria, and includes an as-
sessment of a number of iterations 
of the criteria (if level of impor-
tance were assigned differently)

 • Recommends Option 3, and suggests Option 1
can also be supported

Third Open House for BRES to review 
and provide comments on the preferred  
option for the settlement area boundary  
expansion to be presented at the meeting 
based on the evaluation criteria endorsed 
by Council.

 o Recommendation by Meridian
based on 13 Criteria was to select  
Option 3 Area (Meridian June 7, 2013 
Preliminary Recommendation Report).

JUL
9

2013

JUN
24

2014

OCT
24

2014

JUN
25

2013

OCT
21

2013

MAR
4

2014

OCT
 

2014

JUN
12

2013
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Throughout the BRES process undertaken by the Town, a large number of  detailed technical studies were 
prepared.  Below is a listing of  all the technical and supporting studies prepared by (or on behalf  of) the Town 
of  Caledon related to the BRES process:

BRES STUDIES COMPLETED BY TOWN OF CALEDON:

JUN

2013

- Bolton Residential Expansion Study: Phase 2 Technical Memorandum – Natural Heritage by Dougan and       
  Associates - June 19, 2013
- Transportation Memorandum from Phil Grubb, Dated June 18, 2013
- Caledon BRES Preliminary Servicing Study Memorandum by BluePlan - June 18, 2013

JUN

2014

- Bolton Residential Expansion Evaluation of Alternative Growth Areas – Prepared by Paradigm        
  Transportation Solutions - June 2014
- Agricultural Impact Assessment - Prepared by Colville Consulting Inc. – June 2014
- BRES Infrastructure Study Report - Prepared by GM BluePlan Engineering Limited - June 2014
- Regional and Town Fiscal Impact Studies - Prepared by Watson & Associates - June 2014
- Retail Market Demand Analysis for 2031 by Kircher Research Associates Ltd. - June 2014
- Bolton Residential Expansion Study – Cultural Heritage Landscapes and Built Heritage Resources 
  Assessment - June 2014
- Phase 1 Archaeological Assessment - Prepared by Archaeological Services Inc. - June 2014
- BRES: Phase 3 Technical Memorandum by Dougan & Associates, Aquafor Beech Ltd. and Cam Portt &    
  Associates - June 2014
- Headwater Drainage Feature Assessment by Aquafor Beech Limited – June 2014

OCT

2014

Submitted in connection with ROPA Application October 2014:

- Planning Justification Report prepared by Meridian Planning (October 2014)
- Background Environmental Study prepared by Dougan and Associates (October 2014)
- Environmental Technical Memorandum Development of Preliminary Natural Heritage System prepared  
  by Dougan and Associates, Cam Portt and Associates, BluePlan Engineering (June 16, 2014)
- Environmental-Headwater Drainage Feature Assessment prepared by Aquafor Beech (June 16, 2013)
- Transportation Report prepared by Paradigm Transportation solutions Ltd (June 2014)
- Agricultural Impact Assessment Part B prepared by Colville Consulting Inc. (June 11, 2014)
- Agricultural-Technical Memorandum-Agricultural Impact Assessment-Part A-July 7, 2014
- Infrastructure Report prepared by BluePlan Engineering Consultants Limited (June 16, 2014)
- Infrastructure Report Appendices prepared by BluePlan Engineering Consultants Limited (June 16, 2014)
- Fiscal Impact Assessment Town of Caledon prepared by Watson and Associates (June 16, 2014)
- Fiscal Impact Assessment Region of Peel prepared by Watson and Associates (June 16, 2014)
- Retail Market Demand Analysis prepared by Kircher Research Associates Ltd. (May 30, 2014)
- Archaeological Assessment Report prepared by Archaeological Services Inc. (June 6, 2014)
- Population Forecast Report prepared by Town of Caledon (June 16, 2006)
- Cultural Heritage Assessments Report prepared by Town of Caledon (June 2014)
- Cultural Heritage Landscape Report prepared by Town of Caledon (June 2014)
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The BRES process was an exemplary process involving a substantial series of  public input opportunities, and 
an iterative process involving a series of  detailed technical studies, Council Workshops and Meetings, and 
public deliberation among professionals about the most logical and appropriate expansion option for Bolton 
to 2031.  

Both the Growth Plan and the Region of  Peel Official Plan require that settlement area boundary expansions 
only be undertaken as part of  a Municipal Comprehensive Review (MCR).  As established through the Region 
of  Peel’s ROPA 24, a municipal comprehensive review constitutes a multi-stage process.  It involves a series of  
studies at the Regional, area municipal and site specific levels needed to comprehensively evaluate a particular 
settlement boundary.  In September 2012, in response to an appeal by Solmar Developments, Malone Given 
Parsons (MGP) was retained by the Region of  Peel to review the work completed by the Town of  Caledon 
related to OPA 226 and provide the Region with an assessment and planning opinion regarding the Town’s 
process in fulfilling the requirements of  a Municipal Comprehensive Review for OPA 226. The MGP report 
confirms that both the Town and the Region’s approaches to settlement boundary expansions are appropriate. 
The MCR evaluation framework, developed by MGP will be applied to future settlement boundary expan-
sions and it is noted by MPG that applying this methodology will ensure that any future settlement boundary 
expansion is comprehensive and the planning process is more efficient. The adoption of  the BRES ROPA will 
complete the MCR process evaluated by Malone Givens Parsons in their April 2013 report and supported by 
the Region of  Peel in May 2013.

The BRES process undertaken by the Town of  Caledon consisted of  three phases which comprise the ini-
tial stages of  a Municipal Comprehensive Review.  The process appropriately evolved through the Town’s 
analytical and policy conformity work with provincial planning policies and culminated in June 2014 with a 
recommended area for the Bolton 2031 expansion.  

However, as noted in the “Assessment of  the Municipal Comprehensive Review Process for Settlement Area 
Boundary Expansion in the Town of  Caledon” prepared by Malone Given Parsons (April, 2013), “full con-
formity to Provincial and Regional planning documents can only be achieved by delineating and designating the land required to 
accommodate growth through expansion of  the Settlement Area Boundary (if  necessary), i.e. by designating the land that will be 
required to meet growth forecasts for population and employment over the (2031) planning horizon”.        

Phase 1 of  Town’s BRES process was completed in May 2013 with Caledon Council approving 17 criteria to 
evaluate six expansion options and the three rounding out areas.  Phase 2 of  the process was undertaken in 
May and June 2013 and involved additional public input, detailed technical analyses, and expert planning opin-
ions which resulted in a narrowing down and consolidation of  the original 17 criteria into 10 more focused 
criteria2.  This is discussed more below, in Section 3.1.1 (BRES Criteria for Consideration). 

  2“Staff Report DP-2013-091”, Town of Caledon (July 9, 2013).

2.4 MUNICIPAL COMPREHENSIVE REVIEW PROCESS
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At the end of  the Phase 2 process (June/ July 2013), the Option 3 lands were considered by the project 
team to be more supportable than the other expansion option areas for the 2031 Bolton urban expansion.   
However, the Option 1 lands along Regional Road 50 and north of  Columbia Way were also noted by the 
project team to be supportable.  Accordingly, in July 2013 Council for the Town of  Caledon endorsed a third 
phase for BRES; that is, that more detailed studies were to be undertaken on both Option 3 and Option 1 
lands to determine the most appropriate and logical lands for the expansion area3.         

Phase 3 of  the process was undertaken from July 2013 to June 2014 and involved the detailed preparation 
of  additional technical analyses based on overall planning principles related to building a strong and healthy 
community, promoting the wise use of  resources, and protecting health and public safety.  The ten criteria 
originally analyzed in Phase 2 of  the process were further summarized into five categories in Phase 3, as  
follows:

 • Promote connectivity but minimize impact on the existing community; 
 • Support the establishment of  GO Rail services to Bolton; 
 • Minimize the cost and optimize the use of  infrastructure; 
 • Protect prime agricultural land and natural heritage features; and, 
 • Support the commercial areas in Bolton. 

In light of  these five focus areas for Phase 3, further studies were undertaken as follows:

 • Environmental studies to identify environmental features, sensitive  
  lands and potential developable areas;
 • Servicing and infrastructure studies to determine the cost and strategies  
  for servicing proposed expansion areas; 
 • Financial assessment to determine the implications of  providing services and 
  infrastructure in new growth areas; 
 • Archaeology and Built Heritage assessment to identify cultural and archaeological
   sites/landscape and buildings;
 • Transportation review to determine the impact of  growth on existing and future 
  transportation service and infrastructure; and 
 • Retail market analysis to examine the impact of  additional population and retail spaces 
  on existing and future retail establishments4.  

  3“Staff Report DP-2013-091”, Town of Caledon (July 9, 2013).
  4“Staff Report DP-2013-091”, Town of Caledon (July 9, 2013).
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The detailed studies undertaken by (and on behalf  of) the Town of  Caledon concluded that the Option 3 
lands are the preferred site for the Bolton settlement area boundary expansion.  In their June 24, 2014 staff  
report on the selection of  the preferred settlement area, the Town synthesized the findings of  the studies re-
lating to the planning principles and how they contribute to the building of  a strong and healthy community, 
the wise use of  our resources, and the protection of  public health and safety.  The Town summarized that 
“Option 3 excels in the following areas: 

1. It has potential for the development of  a broader mix of  residential forms that would integrate well
with public transit. Option 3 offers the opportunity to create a walkable, transit supportive and complete 
community based on the implementation of  a number of  healthy community principles as a result of  the 
location of  Option 3 lands adjacent to a planned GO station. 

2.  It is a more logical and contiguous growth area as it enhances growth potential for areas to the west of
 Bolton making efficient use of  land, infrastructure and public services. 

3. It provides strategic advantages by providing opportunities to service existing industrial lands, as well as 
 possible future growth in the vicinity that may be justified in future municipal comprehensive review for  
 settlement area boundary expansions. 

4.  It has the benefit of  using available capacity of  existing roadway in the short term resulting in less  
 disruption of  the community as the new settlement area develops. Also, Option 3 will minimize the length 
 and number of  vehicle trip by residents due to its southerly location and the range of  choices of  routes 
 within the community. It provides additional support for the establishment of  the GO Station at the 
 proposed Metrolinx’s location and would provide an opportunity to create a transit hub with options for 
 future Bolton residents to walk to. 

5. It offers lower costs and less complexity in meeting infrastructure improvement requirements.” 5   

As well, the Town of  Caledon’s Planning Justification and Rationale Report (October 2014) prepared in 
connection with the Region of  Peel ROPA Application provided a review of  the ROPA in the context of  
its compliance and conformity with the relevant policies in Caledon’s Official Plan as part of  the Municipal 
Comprehensive Review.  Specifically, Section 5.5 (Caledon’s Requirements for Settlement Area Expansions) 
of  the Planning Justification and Rationale report reviews various sections of  the Caledon Official Plan and 
provides a summary overview of  how each relevant policy has been addressed / considered in the Town’s 
ROPA Application.  Further, Section 6.0 of  the Town’s Planning Justification and Rationale report provides 
a review of  each of  the 23 evaluation criteria that were developed for the Region of  Peel by Malone Given 
Parsons Ltd. and which form the basis for evaluating whether individual settlement area boundary expansions 
meet the requirements of  a Municipal Comprehensive Review.  The Planning Justification and Rationale  
Report concludes that “technical studies, undertaken by technical experts retained by Caledon to fulfill the requirements of  a 
MCR, cumulatively provide sufficient justification for the proposed Bolton (2031) Residential Expansion.  The MCR conducted 
by Caledon specifically addresses the requirements of  all approved senior government policy documents including the PPS, Growth 
Plan, and Regional OP, as updated through the Peel Region OP Review.”

  5“Staff Report DP-2014-060”, Town of Caledon (June 24, 2014).
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2.5.1 GTA WEST TRANSPORTATION CORRIDOR PLANNING & ASSESSMENT

The Option 3 Landowner Group and their Consulting Team share the position of  the Town of  Caledon and 
their consultants that proceeding with the BRES ROPA and the related Caledon Official Plan amendment 
will fulfill the Provincial Growth Plan and Regional (ROPA 24) policy directives, and represents a technically 
sound and defensible implementation measure to finalize the BRES process.  Further, we share the position 
that the BRES process has been thorough, comprehensive, inclusive, fair and transparent. 

Currently, the Region of  Peel is embarking on their review of  the ROPA Application.  While the application 
was submitted and deemed a complete application pursuant to the Planning Act in October 2014, the Region’s 
process has not progressed.  As noted in the Malone Given Parsons report on what constitutes a Municipal 
Comprehensive Review, “full conformity to Provincial and Regional planning documents can only be achieved by delineating 
and designating the land required to accommodate growth through expansion of  the Settlement Area Boundary (if  necessary), 
i.e. by designating the land that will be required to meet growth forecasts for population and employment over the (2031) planning 
horizon” 6. Accordingly, the Region’s invitation for public and stakeholder comments and the convening of  a 
public meeting in February 2016 is a positive progression for this process and is fully supported by the Option 
3 Landowner Group and their consultants.  Proceeding expeditiously with the BRES ROPA and the related 
Caledon Official Plan Amendment to facilitate development of  2031 growth area to fulfill the Growth Plan 
and Regional (ROPA 24) policy directives to facilitate growth to 2031 is fully supported and endorsed. 

There are a number of  current and emerging planning priorities that are underway in the Region of  Peel and 
the Town of  Caledon.  It is important to review these studies briefly in the context of  the Region’s consid-
eration of  the Bolton Expansion Area and, more specifically, in the context of  the Option 3 lands.  These 
include the following:

 • GTA West Transportation Corridor Planning and Environmental Assessment 
 • Town of  Caledon’s ‘Whitebelt’ Visioning Exercise
 • Region of  Peel and Town of  Caledon’s ‘Bolton Transportation Master Plan’
 • Town of  Caledon Employment Land Needs Study

Although it has recently been suspended by the Minister of  Transportation, the GTA West Transportation 
Corridor Planning and EA Study was being undertaken as an individual EA in accordance with the Ontario 
Environmental Assessment Act (EA Act) and the GTA West Corridor Environmental Assessment Terms of  
Reference, which were approved by the Ontario Minister of  the Environment on March 4, 2008.  The GTA 
West transportation corridor has been characterized by the Province as “vital transportation infrastructure that will 
help meet the projected growth in both population and employment identified in the Growth Plan for the Greater Golden Horse-
shoe (2006), and will deliver multiple benefits including: 
6“Assessment of the Municipal Comprehensive Review Process for Settlement Area Boundary Expansion in the Town of Caledon”, Malone    
  Given Parsons (April, 2013).

2.5 CURRENT & EMERGING PLANNING PRIORITIES

BOLTON RESIDENTIAL EXPANSION STUDY (BRES) 11



 • Greater connectivity between urban growth centres;
 • Enhanced people and goods movement;
 • Improved commuting; and,
 • Greater economic vitality.”

Stage 1 of  the Study considered all transportation modes and their ability to address the future transportation 
demands by 2031. Stage 1 of  the Study (Transportation Development Strategy) was completed in November 
2012 and it recommended a multimodal strategy including: 

 • Optimizing the existing transportation network;
 • Improving non-roadway transportation modes such as transit and rail;
 • Widening of  existing highways; and
 • A new transportation corridor 

In Stage 2, the EA study has been building on the recommendations from Stage 1, with a focus on identifying 
the route and developing the preliminary design for a new transportation corridor within the previously iden-
tified Route Planning Study Area.  The new corridor will extend from Highway 400 (between Kirby Road and 
King-Vaughan Road) in the east to the Highway 401/407 ETR interchange area in the west, and will feature 
a 400-series highway, a transitway, and potential goods movement priority features.  As part of  the study, a 
preferred route and interchange locations will be selected and developed.  The study area for the new trans-
portation corridor is shown on Figure 1.

As the Figure notes, the study area for the new transportation corridor is located in close proximity to Bolton.  
In fact, in mid-2015 a short list of  routes was released and all three short-listed routes traversed the southern 
portion of  the Option 6 lands subject to this BRES analysis (Figure 2 – BRES Context Map).  An important 
consideration for the GTA West corridor is goods movement.  Stage 1 of  the Study identified the need for 
improved goods movement (connections and reliability) in the study area.  Accordingly, a few of  the goods 
movement priority features that were considered included:

 • Truck only lanes / Combined truck / transit lanes;
 • Intelligent Transportation Systems (ITS) features;
 • Longer speed change lanes;
 • Enhanced design to accommodate Long Combination Vehicles;
 • Truck only interchange ramps, where warranted by truck volumes;
 • Truck parking facilities; and
 • Enforcement features (weigh and inspection stations), including automated weigh stations

The proximity of  the proposed GTA West corridor to the South Albion-Bolton Industrial Area will directly 
enhance the movement of  goods and truck traffic related to the existing and future employment lands  
(related to and associated with ROPA 28).  In addition, the planning and protection of  lands for the GTA West 
Corridor strategically positions the South-Albion to successfully compete and capture significant employment 
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activities. In fact, the Option 6 lands would appear to be the best suited lands to capitalize on employ-
ment growth resulting from the GTA West corridor planning and implementation exercise. Accordingly the  
Option 6 lands (as explained in Section in 3.1.1.4) should not even be a candidate for residential growth due to 
potential implications of  the GTA West and since they are best suited for the employment growth in Bolton 
beyond 2031.

The Option 3 lands would not been directly impacted by the new GTA West Corridor as the Study Area and 
short-list of  routes are outside of  the Option 3 lands; however, it is worthwhile to note that an interchange 
was being contemplated by the Project Team at The Gore Road which would be beneficial to the future  
development of  the Option 3 lands in BRES by providing a convenient highway access interchange in close 
proximity to the new growth area. 

In addition to examining alternative routes for the new transportation corridor, the Project Team had been 
examining alternatives for interchanges, bridges, and other key elements of  the corridor. A comprehensive 
analysis of  technical and environmental factors was being undertaken and in consultation with the public, 
stakeholders, municipalities, First Nation and Métis communities, and government agencies to identify the 
preferred alternative for the new transportation corridor. 

Public Information Centres (PICs) and Community Workshops were held during this study to provide the 
public with the opportunity to discuss the project and provide input to the Project Team. The first round 
of  Community Workshops (July and August 2014) introduced the study to stakeholders, sought feedback on 
key features within the study area and where the transportation corridor should be located, and advertised  
membership opportunities for the Community Advisory Group as well as the Greenbelt Transportation  
Advisory Group.  The first round of  PICs were held in November and December 2014 and sought feedback 
on the long and short list of  route alternatives, potential interchange locations, crossing road treatments and 
goods movement priority features. 

It was expected that in late 2015 that a preferred route would be announced by the Project Team.  However, 
on December 16, 2015 the Ministry of  Transportation announced a suspension of  the work on the environ-
mental assessment of  the Greater Toronto Area West Highway Corridor (GTA West).  It was noted at the 
time that the project will be reviewed and an update will be provided in spring 2016.  Notwithstanding this 
pause in the process, it is critical for the Town and the Region to provide for continued corridor protection 
measures in the South Albion-Vaughan Industrial Area to ensure lands are readily available when needed to 
meet market demand and planning targets for employment activities. 

The Region’s support for the continuation of  this study is emphasized in their Staff  Report and related recom-
mendations dated January 19, 2016 entitled “GTA West Corridor Environmental Assessment – Suspension 
of  Study”.  It is interesting to note that the reports notes “until a final decision or outcome is achieved on the GTA 
West, much of  Peel’s scarce developable land is essentially frozen, costing the Region, and impeding our ability to meet growth 
targets as outlined in the Province’s ‘Places to Grow’ plan.” The following resolution was passed by Regional Council 
at their January 28, 2016 meeting: 
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“That the Regional Chair and Mayors of  Brampton, Caledon and Mississauga be authorized to meet with the Ontario Minister 
of  Transportation to discuss the importance of  the GTA West Corridor to the Region of  Peel and the importance of  completing 
the EA study;

And further, that Regional staff  work with the Goods Movement Task Force, Western Golden Horseshoe Municipal Network 
and municipal partners to fully understand the potential adverse impacts of  the suspension of  the GTA West Corridor EA 
Study; 

And further, that a copy of  the report of  the Commissioner of  Public Works, titled “Greater Toronto Area (GTA) West 
Corridor Environmental Assessment – Suspension of  Study” be sent to the Cities of  Brampton and Mississauga, Town of  
Caledon and the Ministers of  Transportation; Economic Development and Trade; Environment and Climate Change; Finance; 
and, Municipal Affairs and Housing.”

2.5.2 Town of  Caledon’s ‘Whitebelt’ Visioning Exercise

The Town of  Caledon initiated a visioning exercise for the ‘Whitebelt’ lands in Caledon in October 2015.  This 
important exercise is intended to provide for a better understanding of  Provincial Planning Policy and what it 
means for Caledon in terms of  local impacts.

The “Whitebelt” is the area outside the Greenbelt Plan, Niagara Escarpment Plan, Oak Ridges Moraine Con-
servation Plan and existing settlement areas in south Caledon.  This area forms about 15% of  the Town of  
Caledon and contains approximately 10,500 hectares of  developable land.  It is primarily designated Prime 
Agricultural Area and Environmental Policy Area in the Town’s Official Plan.  As noted above, the GTA West 
(a 400-series highway) is being contemplated and planned to go across this area by the Province.  

Under the provincial Growth Plan for the Greater Golden Horseshoe (2006), the “Whitebelt” is eligible for 
future growth.  The “Whitebelt” Visioning Exercise will look at all existing and possible future land uses 
including residential, commercial, employment, institutional, agriculture and environmental contained across 
the entire “Whitebelt”.  

At the moment, all six optional growth areas (including the Option 3 lands) considered by the Town of  
Caledon through the BRES process are contained within the ‘whitebelt’ lands because they are not within an 
approved urban expansion area.  The Region’s approval of  a BRES growth option through the subject ROPA 
Application will effectively remove those lands from the ‘whitebelt’ and place them within the Urban Area.  
Selection of  Option 3 for the BRES ROPA will assist in setting the stage for the building of  a strong, healthy 
community with the potential for the development of  a broad mix of  residential forms that would integrate 
well with public transit.  Option 3 offers the opportunity to create a walkable, transit supportive and complete 
community based on the implementation of  a number of  healthy community principles as a result of  the lo-
cation of  Option 3 lands adjacent to a planned Bolton GO station.  Further, selection of  Option 3 provides 
additional support for the establishment of  the GO Station at the proposed Metrolinx location and provides 
an opportunity to create a transit hub with options for Bolton residents to walk to. 

2.5.2 TOWN OF CALEDON’S ‘WHITEBELT’ VISIONING EXERCISE
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2.5.3 Region of  Peel and Town of  Caledon’s ‘Bolton Transportation Master Plan’

The Bolton Transportation Master Plan (BTMP) was a collaborative public process jointly undertaken by the 
Town of  Caledon and the Region of  Peel in accordance with Phases 1 and 2 of  the Municipal Class Environ-
mental Assessment (EA) Process to formulate a sustainable multi-modal transportation system for Bolton.  

The BTMP provides a strategic transportation framework for the community of  Bolton. It provides a 
multi-modal transportation vision including roads and highway network, transit, active transportation, goods 
movement (truck traffic) and transportation demand management strategies for the horizon year up to 2031.

On the basis of  the overall network analysis, suitable truck movement assessment and community needs, 
BTMP concluded that there be certain truck prohibitions for sections of  Queen Street and on Regional Road 
9 (King Street).  As well, the assessment resulted in Regional and Town requests that Metrolinx be immediately 
requested to advance planning and protection of  the rail corridor to initiate the Commuter Go Rail Services 
to Bolton.

Council for the Region of  Peel and Town of  Council both endorsed the Bolton Transportation Master 
Plan and the direction to issue the Notice of  Study Completion in accordance with the requirements of  the  
Municipal Class EA in September 2015.  

The location of  the selected expansion area for the BRES ROPA will have a direct impact on the timing for 
the GO Station development and GO Train services to Bolton, which is a specific stated objective in the 
BTMP.  With Option 3 being the only BRES growth option that fully supports transit-oriented development 
and encourages the extension of  GO train service to Bolton on this rail line, the selection of  the Option 3 
lands through the BRES ROPA will position the Region of  Peel and Town of  Caledon favourably by con-
firming to Metrolinx and the Province that they support transit-oriented development and that they want GO 
Train service to continue to be a priority for the Region and Town’s future growth and prosperity, consistent 
with the BTMP endorsed by the Region of  Peel.  

2.5.4 Town of  Caledon Employment Land Needs Study

The Town of  Caledon completed an Employment Land Needs Study in 2008 to assess whether there would 
be an adequate supply of  employment land in South Albion-Bolton to provide opportunities for economic 
development, maintain employment growth over the long term and conform to provincial policy require-
ments that an adequate supply of  employment land be provided.

The study assessed the demand for employment land, examined the current employment land supply and 
determined whether additional land would be required to meet the identified need and the Town’s policy 
objectives. The study also evaluated alternative locations for new employment area in South Albion and  
undertook studies required to expand the Bolton Settlement Area boundary for employment purposes.  These 
studies included environmental, servicing, transportation and agricultural impact studies.  

2.5.3 REGION OF PEEL & TOWN OF CALEDON’S ‘BOLTON  
 TRANSPORTATION MASTER PLAN’

2.5.4 TOWN OF CALEDON EMPLOYMENT LAND NEEDS STUDY
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The study also reviewed the Industrial policies in the Caledon Official Plan and developed new policies 
to bring them into conformity with the Employment Area policies in the Provincial Policy Statement, the 
Growth Plan and any related Regional Official Plan policies resulting from the Region’s ongoing provincial 
policy conformity exercise. 

The Employment Land Needs Study formed an important component of  the municipal comprehensive re-
view that was undertaken to address the key policy issue of  employment lands.  This study was prepared by 
Watson & Associates and provided the justification from an employment lands perspective for a settlement 
boundary expansion.  Ultimately ROPA 28, which is located adjacent to the existing employment area in 
Bolton and adjacent to the Option 6 lands, was processed and adopted by the Region of  Peel in April 2014.  
Further it has recently been the subject of  Minutes of  Settlement to resolve outstanding appeals.  This ROPA 
includes new policies and mapping in the Region’s Official Plan to expand the Bolton settlement area bound-
ary for employment uses.     
  
The Town’s Employment Land Needs Study is discussed in more detail under Section 3.1.1.4 (Impact on  
Employment Lands) in the context of  the evaluation criteria used for BRES.
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3.0 REGION OF PEEL REQUEST FOR COMMENTS TO ROPA

The Region’s Request for Comments to the BRES ROPA asked stakeholders to provide responses and com-
mentary related to three questions:

A. What evaluation criteria and/or process should be utilized by Regional Council to  
 identify the appropriate lands for completing the 2031A Growth Plan targets in  
 Caledon?

B. What are the locational or other attributes of  any of  the various land areas under  
 consideration in this process that either make them more suitable or less suitable to  
 be selected by the Region for inclusion in the Bolton Rural Settlement Area boundary  
 to complete the 2031A Growth Targets in Caledon?

C. Which lands should be included in the 2031A Bolton Rural Settlement Area boundary,  
 and why should this conclusion be considered appropriate by Regional Council?

The following submission is a consolidated document forming a position on behalf  of  the Option 3 Land-
owner Group and their Consulting Team that is structured effectively to respond to each of  these three 
questions.    

3.1 (A) What evaluation criteria and/or process should be utilized by Regional Council to identify the 
appropriate lands for completing the 2031A Growth Plan targets in Caledon?
 
3.1.1 BRES Criteria for Consideration

As noted above, the BRES process represents a comprehensive land use planning process that has included 
full agency and public participation and demonstrates compliance and conformity with relevant and applica-
ble Provincial, Regional and local policies.  In their review and assessment of  the BRES ROPA application, 
the Region of  Peel should be considering major criteria, including the final 10 evaluation criteria considered 
by the Town of  Caledon’s consultants (Meridian) in the 2013 evaluation of  the six growth options.  It is also 
worthwhile to note that since the Town’s BRES process culminated in a June 2014 endorsement by Caledon 
Council for the Option 3 lands, there has been a lot of  recent review, debate and discussion at the Provincial, 
Regional and local levels related to growth and development.  

3.0 REGION OF PEEL REQUEST FOR COMMENTS TO ROPA

3.1 (A) What evaluation criteria and/or process should be  
 utilized by Regional Council to identify the appropriate  
 lands for completing the 2031A Growth Plan targets in  
 Caledon? 

3.1.1 BRES CRITERIA FOR CONSIDERATION
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Specifically, the Province recently undertook a coordinated review of  the four Provincial Plans (Greenbelt 
Plan, Growth Plan, Niagara Escarpment Plan and Oak Ridges Moraine Conservation Plan) to provide a 
framework to accommodate population and employment growth in a sustainable manner while protecting 
important assets such as high-quality farmland, water resources and natural areas.  The Province appointed an 
Advisory Panel to lead this review and in December 2015, the Panel released its recommendations from the 
review in a document entitled “Planning for Health, Prosperity and Growth in the Greater Golden Horseshoe 
2015-2041 (recommendations of  the Advisory Panel on the Coordinated Review of  the Growth Plan for the 
Greater Golden Horseshoe, the Greenbelt Plan, the Oak Ridges Moraine Conservation Plan, and the Niagara 
Escarpment Plan)” (herein referred to as the ‘Crombie Report’). 
 
The review identified six strategic directions, including building complete communities, protecting agriculture 
and natural resources, providing infrastructure, and mitigating against climate change.  The applicable strategic 
directions on building complete communities focused on increasing the density of  housing and job oppor-
tunities in new development and encouraging a greater mix of  housing types to create well designed, healthy 
and transit-supportive communities.  The Crombie Report provides 87 recommendations about how to build 
communities in a fast-growing region with changing land use and housing needs, better access to services such 
as transportation, and better public spaces.  

The analysis of  the six potential expansion areas considered through the BRES evaluated compliance with 
Provincial, Regional and Town policies.  The strategic directions developed by the Advisory Panel strengthen 
the intent of  these policies and therefore provide support for the conclusions and recommendations of  the 
BRES process because the criteria that were used to evaluate the six proposed settlement expansion areas are 
consistent with the goals and objectives of  the strategic directions developed by the Advisory Panel.

The Crombie Report contains a number of  important themes for consideration in the context of  growth 
and development and chief  among them is the concept of  promoting healthy, livable, complete communities 
and planning for climate change.  As well, a relevant and recently focused topic of  interest and importance is 
the municipal financial impact of  development.  Accordingly, it is worthwhile for the Region to review and 
consider these as critical elements in their BRES ROPA evaluation as well, to augment the Town’s BRES eval-
uation and assessment.  

It is important to understand that in May 2013 the Town of  Caledon endorsed the consideration of  17 criteria 
for the BRES analysis.  Over the following month or so, the criteria were further reviewed and refined and 
some criteria were updated and/or consolidated and/or deleted based on a number of  factors, including the 
fact they were deemed to be duplicated in other criteria or because they would be difficult to measure.  The 
result was a revised list of  10 very focused criteria that dealt with the core issues, to be used in the June 2013 
evaluation of  the six option areas.  The Option 3 Team has reviewed the original list of  17 criteria and the 
specific criteria that have been consolidated and/or removed, and supports this approach.  That is to say, there 
is no fundamental missing piece to the BRES analysis that would have been more adequately covered had the 
original 17 criteria remained in this assessment.  
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In June 2013, a Council workshop and public open house were held to present the 10 refined and consolidat-
ed evaluation criteria.  As well, based on technical analysis, public input, and expert opinion from the Town’s 
consulting team, each criterion was assigned a level of  importance weighting.  Further, there were weight-
ed factors considered under each criterion in the development of  the scoring methodology for the BRES 
process.  This methodology is discussed in detail in the Meridian report “Recommendations: Selection of  
Expansion Area” (June 21, 2013).

Below in Table 2 is a summary of  the final 10 criteria used by the Town of  Caledon and their consulting team 
in the June 2013 evaluation of  the six growth options for Bolton.  It is important to note that for the purposes 
of  this review, these 10 criteria have been augmented by an additional three criteria for a total of  13 evaluation 
criteria, including Promoting Healthy and Livable Communities, Municipal Financial Impact, and Considering 
Climate Change.    

The three additional criteria being added to this analysis are intrinsically related to the original 10 criteria 
and simply augment that review.  The addition of  these three criteria in particular is directly related to the 
fundamental themes permeating from the Crombie Report, which was released subsequent to the Town’s 
BRES analysis.  Specifically, the importance placed on transit-oriented development and achieving healthy 
communities, and the relationship of  that approach to mitigating against climate change are fundamental and 
recurring themes presented in the Crombie Report.  As well, the benefits from an economic perspective in 
terms of  efficient and cost effective infrastructure resulting from the achievement of  complete, connected, 
transit-oriented communities are present throughout the Advisory Panel’s Report, emphasizing the impor-
tance and interrelatedness of  these themes in new developments.  For reference, Appendix A provides a table 
summary of  the 13 evaluation criteria being considered in this review and a comparison summary of  certain 
recommendations coming out of  the Crombie Report which have a direct relationship with the 13 evaluation 
criteria being considered herein.  

In light of  the high priority placed on these themes by the Province, their Advisory Panel, the Region and the 
Town, and the numerous planning related benefits resulting from the development of  healthy, livable  
communities and mitigating against climate change by facilitating a reduction in vehicular emissions, these 
three criteria have been added to this assessment.

As well, the 13 evaluation criteria have been reorganized in terms of  a recommended priority sequence in 
Table 2.  In fact, Table 2 summarizes the 2013 Meridian ‘Ranking of  Importance’ and the Option 3 Team’s 
ranking of  importance, for comparison.  For the most part, the priority sequence for the 13 criteria in this 
assessment is consistent with the 2013 Meridian ranking of  importance.  It is important to note, however, 
that two criteria in particular have a slightly different ranking of  importance in this assessment when  
compared to the 2013 Meridian Study.  Specifically, the criterion dealing with complex and expensive servicing 
infrastructure was noted to be of  ‘High’ importance by Meridian, however it has been assigned a ‘Moderate’ 
importance in this assessment.  Rationale related to this is discussed below in Section 3.1.1 (7) below.  As well, 
the criterion dealing with impact of  development on natural heritage features was assigned a ‘Moderate’ level 
of  importance by Meridian; however, the Option 3 Team is of  the opinion this criterion should have a ‘Low’ 
ranking of  importance, due in part to the fact that any potential impact that may be attributed to development 
can be mitigated through enhancement opportunities.  This is discussed in more detail in Section 3.1.1 (9).  
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Below is a discussion related to each of  the evaluation criteria, in order of  priority sequence noted in the 
above table.  Where appropriate, the commentary and rationale in support of  the Option 3 lands contained 
in this report is continued and augmented in more technical detail in appendices attached to this submission, 
prepared by members of  the Option 3 Consulting Team. 

One of  (if  not, the) most important evaluation criteria to be considered in the BRES ROPA application is 
whether “Development in the expansion area will support the establishment of  GO Rail services in 
Bolton”.  This is a criterion identified by Meridian Planning on behalf  of  the Town in their 2013 evaluation 
of  the six growth options for Bolton and moreover, it was a criterion that was assigned a “High” level of   

(1) ESTABLISH RAIL TRANSIT OPPORTUNITY

TABLE 2 

EVALUATION CRITERIA Meridian 
Importance

Modified 
Importance

1 Establish Rail Transit Opportunity High High

2 Promote Healthy and Livable Communities N/A High

3 Impact on Employment Lands High High

4 Municipal Financial Impact N/A High

5 Logical Extension to Urban Area Moderate Moderate

6 Capacity in Road System to Accommodate Growth Moderate Moderate

7 Minimize Expensive Servicing for Future Development High Moderate

8 Impact on Comprehensive Planning Studies Moderate Moderate 

9 Impact on Development Potential by Existing (Natural) Features Moderate Low

10 Optimize Existing and Planned (Community) Infrastructure Low Low

11 Support Planned Commercial Function of Bolton Low Low

12 Land Use Impact on Agricultural Activities Low Low

13 Considering Climate Change N/A Low
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importance through that process.  Through this BRES ROPA submission and invitation for additional 
comments by the Region, the Option 3 Landowner Group and their consulting team wish to reiterate and 
emphasize the critical importance of  this particular evaluation criterion.  

The establishment of  a fully functioning GO Station in Bolton has been identified in Metrolinx’s “The Big 
Move” (2008) and in the Town of  Caledon’s OPA 226, and it has been established as a Provincial, Regional 
and Town priority.  Further, more recently, the Crombie Report has included recommendations that relate 
specifically to encouraging planned and existing transit and transportation networks to connect areas of  of-
fice, institutional and retail employment, and to create high-quality, mixed-use employment nodes that are safe 
for cycling or walking.  The Crombie Report indicates that future community planning should incorporate a 
focus on major transit station areas, coordination with Metrolinx’s The Big Move and a focus on urban design 
elements to create attractive and safe spaces that support transit and active transportation.

Following “The Big Move”, Metrolinx completed the “Bolton Commuter Rail Service Feasibility Study” (Dec. 
2010) which reconfirmed the need for the Bolton commuter GO rail service based on high growth in pop-
ulation and employment, and high potential demand in rail ridership.  This study also identified a preferred 
location for the future GO Station Transit Hub, to be on the east side of  Humber Station Road, north of  
King Street (Figure 3).  Metrolinx identified the requirement for 3.64 ha (9.0 acres) for the new GO Station 
and the preferred site north of  King Street is identified as being 15 acres to facilitate the possibility for future 
commercial / community uses on this site, as well.  The Bolton Station has been characterized as an ‘end-of-
line’ station by Metrolinx (2010) and so it requires special considerations, including minimal distance to future 
layover / maintenance facility.  These lands are preferred by Metrolinx because they have direct access from 
Humber Station Road, and they provide sufficient space for layover / maintenance facilities in close proximity 
to the site. 

The proposed new GO Station in Bolton will be located on the CPR MacTier Subdivision and the location, 
proposed Stations and extent of  the corridor is illustrated on the attached Figure 4.  It is important to note 
that the Region of  York and City of  Vaughan will also benefit from this new GO Line and, in fact, Councils 
for these municipalities have endorsed staff  reports and have written correspondence to Metrolinx support-
ing the new Bolton GO Corridor.  Similarly, The Region of  Peel and the Town of  Caledon have expressed 
consistent and continued support for the new Bolton GO Corridor as they recognize the community benefits 
to the Region, the Town and surrounding municipalities.  In fact, Councils for the Regions of  York and Peel, 
the City of  Vaughan and the Town of  Caledon have all requested Metrolinx to expedite the implementation 
of  the GO commuter rail service for Bolton.  Table 3 provides a summary of  the correspondence between 
these municipalities and Metrolinx in this regard. 
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FIGURE 3: PREFERRED LOCATION FOR FUTURE GO 
 STATION AS IDENTIFIED BY METROLINX (2010)
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FIGURE 4: GTA CONTEXT FUTURE BOLTON RAIL 
 TRANSPORTATION NETWORK
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TABLE 3 
SUMMARY OF MUNICIPAL CORRESPONDENCE TO METROLINX TO  
EXPEDITE BOLTON COMMUTER RAIL

DATE              ITEM SIGNIFICANCE

APR
15
2008

Caledon Staff Report 
2008-50 – GO Rail Service 
to Bolton

“It is recommended that the Council for The Corporation of the Town of Caledon:
 • Request GO Transit and Metrolinx to expedite the process to determine the

size, location and access of the Bolton GO rail station, the need to double the 
existing CP track, and all other auxiliary requirements for the operation of 
GO trains to Bolton;

 • Request Metrolinx and GO transit to identify and preserve opportunities
that may exist and contribute to meeting future transportation needs in the 
area beyond 2031;”

JUL
9

2008

Caledon Staff Report 
PD-2008-039– Towards 
a Regional Transportation 
Plan: Review of Metrolinx 
White Papers

“THAT Council request Metrolinx to:
 • expedite the GO Transit feasibility and environmental assessment study for a

new GO rail service between Union Station and Bolton;

 

OCT
28
2008

Caledon Staff Report 
PD-2008-067 - Review of 
Metrolinx Draft Regional 
Transportation Plan and 
Investment Strategy

“THAT Metrolinx be requested to: 
 • expedite the ongoing feasibility study and class environmental assessment for

a new GO rail service between Union Station and Bolton;
 • ensure that funding for the twinning of CPR track, if deemed necessary, will be

available for the Bolton GO rail service;
 • create a new category of mobility hubs to include the Bolton GO station area;”

NOV
5

2008

Peel General Committe 
Report – Metrolinx Regional 
Transportation Plan: 
Comments on the Draft 
Plan and Draft Investment 
Strategy

“And further, that Metrolinx be requested to include in the Regional Transportation 
Plan a third level of mobility hubs (and relevant selection criteria) better suited to 
the emerging and future growth areas of the Greater Toronto and Hamilton Area 
and that the Bolton GO Rail Station Area be identified as such a mobility hub;”

NOV
24
2008

Vaughan Item 5, Report  
No. 57 - City Council 
Meeting Minutes – Draft 
Regional Transportation 
Plan and Investment 
Strategy

“The C of W recommends: That the Bolton GO Line be treated as a priority 
within the 15-year time frame, to reflect the rate of build-out of the Vaughan 
Enterprise Zone, as it is anticipated and actualized over the next decade, as the 
zone will potentially be the site of 60,000 jobs, whose occupants will benefit 
from all forms of public transportation.”

JAN
11
2011

Vaughan Committee of the 
Whole – Communications 
Respecting the Extension of 
GO Train Commuter Service 
Through Woodbridge and 
Points North in Vaughan

212 residents signed a petition with the language “I, the undersigned resident 
in the western half of the City of Vaughn and user of the GO system, hereby 
request that the extension of the GO train service through Woodbridge and 
beyond be made an immediate priority by Metrolinx.” 
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TABLE 3 - CONTINUED
SUMMARY OF MUNICIPAL CORRESPONDENCE TO METROLINX TO  
EXPEDITE BOLTON COMMUTER RAIL

ITEM AND DATE SIGNIFICANCE

JAN
25
2011

Vaughan Item 14, Report 
No.1 – City Council 
Minutes - Communications 
Respecting the Extension of 
GO Train Commuter Service 
Through Woodbridge and 
Points North in Vaughan

“The fact is that the customer base for such a service already exists in the west 
half of Vaughan, as many residents in the area already commute by car to 
GO train stations in northern Etobicoke and Maple, where there are two GO 
stations – one on Major Mackenzie, near city hall, and another on Rutherford 
Road, east of Keele Street.

To access service at these sites, these would-be rail commuters must first 
commute by automobile to these stations, where they board trains that are 
too frequently so crowded that the chance of getting a seat is negligible.  By 
providing GO Train service through Woodbridge, a measure of relief will 
be given to overcrowding on the lines presently serving Maple and north 
Etobicoke, while at the same time reducing the number of automobiles needed 
to bring these commuters from Woodbridge and west Vaughan to the north 
Etobicoke and Maple stations.

MAR
28
2011

Caledon Staff Report 
PD-2011-019 – Bolton 
Commuter Rail Service – 
Feasibility Study

“At the regular meeting of Council held on March 22, 2011, Council received 
Report PD-2011-019 regarding the Bolton Commuter Rail Service – Feasibility 
Study.  The following was adopted:

• That Metrolinx be requested to expedite the implementation of GO
commuter rail service to Bolton and accordingly initiate the property 
protection process, environmental assessment study and detailed design 
process; and

• That Metrolinx be requested to amend its capital budget to include planning,
augmentation and construction within a 10-year priority time frame to 
facilitate early implementation for the GO rail service to Bolton; and

• That Council direct staff to work with the Region of Peel to undertake 
necessary steps to initiate the Official Plan Amendments as appropriate to 
designate the locations of the preferred GO station and layover facility 
site”

APR
14
2011

– Peel Regional Council 
Minutes Received 2011-
297 – Daniel Haufschild, 
Director, Policy and 
Planning, and Trevor 
Anderson, Transportation 
Planner, Policy and 
Planning, Metrolinx, 
Presenting an Overview 
of the Recently Completed 
Bolton Commuter Rail 
Feasibility Study

“Councillor Morrison stated that, in her opinion, the 4,400 ridership in 20 year 
cited in the study is underestimated.  She further stated, that building a GO 
station will attract residents to built homes in the vicinity.”

“Dan Labrecque, Commissioner, Public Works, advised that the Region of Peel 
and the Town of Caledon could amend their Official Plans to acknowledge 
the location of the preferred GO station and through a Regional Official Plan 
Amendment.”
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TABLE 3 - CONTINUED 
SUMMARY OF MUNICIPAL CORRESPONDENCE TO METROLINX TO  
EXPEDITE BOLTON COMMUTER RAIL

ITEM AND DATE SIGNIFICANCE

MAY
17
2011

Vaughan Committee of the 
Whole – Metrolinx Bolton 
GO Commuter Rail Service 
Feasibility Study

“The proposed Bolton GO commuter rail service contributes to sustainability 
by providing a higher order transit facility within the City which will 
support compact urban form in the City and offer an alternative mode of 
transportation to the single occupant vehicle.”

“In addition, the establishment of the Bolton GO commuter rail service will 
greatly improve connectivity between various modes of transit within the City 
including York Region transit priority corridors, YRT/Viva, Spadina Subway 
Extension, 407 Transitway and the future Yonge Street Subway Extension.”

“Prior to the implementation of the Bolton commuter rail service, a Benefits 
Case, Environmental Assessment and Detail Design must be completed.  
Metrolinx has advised that these studies are unlikely to occur within the next 
10 years given the projected modest 2031 ridership within the corridor and 
competing transit priorities in the Metrolinx Regional Transportation Plan.”

“Based in this Feasibility Study, the potential ridership within the 2031 
planning horizon is anticipated to be modest so rail service to Bolton is not 
contemplated in the next 15 year time frame.”

MAY
19
2011

York - Report No. 5 of the 
Planning and Economic 
Development Committee 
Regional Council Meeting 
– Bolton Commuter Rail 
Service Feasibility Study

“It is recommended that: Metrolinx be requested to asses and identify 
additional GO rail station location opportunities in the Woodbridge and 
Nashville area with a longer term perspective to accommodate travel demand 
on the future Bolton commuter rail service.”

“Introduction of the Bolton GO rail service is identified in the York Region 
Transportation Master Plan along with five conceptual station locations within 
the Region.”

JUN
28
2011

Metrolinx - Re: Metrolinx 
Bolton Commuter Rail 
Service Feasibility Study

“We have set out priorities based on the relative transportation and other benefits 
of various projects.  Based on these relative benefits and costs, rail service to 
Bolton is being considered beyond the 15 year planning horizon.  However, to 
maintain options for future rail service, we are supporting York Region staff and 
other stakeholders in their work to review and protect the recommended facility 
sites through appropriate planning protection.”

JAN
29
2013

Vaughan Item 2, Report 
No. 1 - Council Meeting 
– Metrolinx The Big Move 
Update and Next Wave 
Projects City Wide

“Although the GO Bolton Line is moving to the 25-year plan, there is nevertheless 
an increasing demand for transit services in west Woodbridge.  Metrolinx is 
therefore requested to consider the timely implementation of increased and 
improved GO bus service through the west part of the City of Vaughan (eg. 
Kleinburg, Nashville and Woodbridge).

“This update includes the recommendation to move the proposed GO Bolton Line 
from the 15 year to the 25 year plan to reflect the findings of the Bolton GO 
Commuter Rail Feasibility Study.  Staff will continue to advance Vaughan’s needs 
for operational and service planning improvements to better serve Vaughan’s 
growing transit needs in West Woodbridge, and along the Barrie GO Rail 
corridor.”

JUN
2

2014

Caledon - Letter To: Chair 
Prichard, Metrolinx Re: 
Metrolinx speech

“I urge you to expedite the implementation of this important service to Bolton 
as the Town proceeds with the new settlement area planning process in the GO 
station area that is aimed at building a transit-supportive community.”
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TABLE 3 - CONTINUED 
SUMMARY OF MUNICIPAL CORRESPONDENCE TO METROLINX TO  
EXPEDITE BOLTON COMMUTER RAIL

ITEM AND DATE SIGNIFICANCE

JUL
6

2015

Caledon - Letter To: Chair 
Prichard, Metrolinx Re: GO 
Rail Service to Bolton

“As both the provincial and federal governments are giving priorities to public 
transit including GTA-wide passenger rail service expansions, I would urge you to 
take immediate action to advance the planning and protection of this important 
rail corridor for passenger rail service to Bolton.  Staff from both the Town and 
Metrolinx should work together to ensure all requirements in the Bolton GO station 
area, such as pedestrian and bicycle access, parking, and local transit connections, 
are carefully addressed.”

SEP
15
2015

Caledon - Staff Report 
DP-2015-072 – Bolton 
Transportation Master Plan

“That Metrolinx be requested to immediately advance planning and protection 
of the rail corridor to initiate Commuter GO Rail Services to Bolton;”

SEP
17
2015

Peel Staff Report - Bolton 
Transportation Master Plan

“And further, that Peel Regional Council support the Town of Caledon in their 
efforts to secure the implementation and necessary funding for the Bolton 
Commuter GO Rail Service in the Next Wave projects;”

“Furthermore, Metrolinx completed the Bolton Commuter Rail Feasibility Study 
and Peel Council endorsed it (Council Resolution 2011-297).  The feasibility 
study advocated for GO Rail service to Bolton and the Bolton Residential 
Expansion Study frames a location for the future GO Train Station.  A GO Train 
Station at this location would help foster an environment for transit-oriented 
development in this new development expansion area.  It also has the potential 
to significantly increase the proportion of trips to and from Bolton by transit.”

“Realizing the importance of community building anchoring the Bolton GO Rail 
station and service, it is recommended that Metrolinx be requested to consider 
the implementation and funding priority for the Bolton GO Rail station in the 
Next Wave projects.”
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As noted in the enclosed letter prepared by Gary McNeil of  McNeil Management Services (former President 
of  GO Transit) (Appendix B), Metrolinx refreshes and reviews the data inputs for The Big Move on a regular 
basis and for reasons that relate more to limited funding than anything else, the priority for train services to 
Bolton has recently been placed into a longer range planning horizon.  However, as noted above in Table 3, 
there is a shared keen interest and desire on behalf  of  the Region of  York, City of  Vaughan, Region of  Peel 
and Town of  Caledon to expedite the Bolton GO Corridor.  As McNeil notes, “the Region (of  Peel) can 
show their commitment for GO rail services through planning decisions that support the ridership 
on the future train service…..the continued support for development that supports ridership for 
future train service in the corridor will act as an ever-present catalyst for eventual GO train service 
on the MacTier Subdivision”.  Further, McNeil notes that “Option 3 is the only Option that fully 
supports transit-oriented development, and encourages the extension of  GO train service on CPR’s 
MacTier Subdivision.”  By supporting the Option 3 lands for BRES 2031, the Region of  Peel will be con-
firming to the Province that it supports transit-oriented development and wants GO train service to continue 
to be a priority for the Region’s future growth and development.

It is also interesting to note that on January 25, 2016 a BILD Event welcomed Leslie Woo, Chief  Planning 
Officer from Metrolinx to make a presentation on “New Stations & What You Need to Know: How 
Metrolinx Selects, Designs and Builds New GO Stations”.  Some of  the discussion related to processes 
and decision making that could factor into or trigger transit-oriented development (and other related) devel-
opment proposals.  At this event some discussion surrounded the issue of  GO train service to Niagara (as 
an example), and it was noted by Leslie Woo that the process undertaken by Metrolinx to secure and develop 
new stations includes first having Metrolinx run bus service to build ridership until it makes fiscal sense to 
run a train, and that Metrolinx places some reliance on advanced planning including Official Plans, Secondary 
Plans, and station area plans.  It was specifically noted by Ms. Woo that advance planning is very important 
to demonstrate ridership and the municipal desire for GO train service. This could easily be implemented by 
making minor changes to the existing GO Bus service to Bolton, as demonstrated in the attached BA Con-
sulting Group letter (Appendix C). 

From a land use and development perspective, there is a unique opportunity to build a multi-use facility / 
mobility hub / transit mobility nucleus in Bolton through the implementation of  the Bolton GO Corridor.  
In fact, there are noted similarities to Mount Pleasant Village in Brampton in terms of  Option 3’s opportu-
nity for community uses, village atmosphere, and amenities which uniquely ties in to having a GO Station in 
close proximity.  Specifically, Mount Pleasant Village was a new community developed on lands adjacent to 
rail tracks (CN), and the Option 3 lands have the opportunity to be developed as a new community with a 
mobility / transit hub adjacent to rail tracks (CPR).  This is critical because the land use framework plan can 
be designed to contain a layout and densities in the context of  the new GO Station and related transit mobil-
ity hub.  This opportunity is further supported by Recommendation No. 1 from the Crombie Report, which 
recommends that planning support the development of  complete communities by incorporating complete 
streets, accommodating the needs of  different road users, including transit and active transportation, location 
of  community services, public institutions, and open space.  The Crombie Report notes the importance of  
creating community hubs to support active transportation and transit and the integration of  residential and  
retail / commercial to support active transportation and transit.  Furthermore, Recommendation No. 2, 14 

BOLTON RESIDENTIAL EXPANSION STUDY (BRES) 30



and 15 of  the Crombie Report emphasize the importance of  identifying and promoting innovative ways to 
build more compact, transit supportive complete communities in greenfield developments, and increasing 
density targets for designated greenfield areas to support transit, low-carbon complete communities and to 
mitigate climate change.  In short, the Crombie Report strongly recommends that the Province and Regions 
must better identify strategic areas within a region’s transit network to focus intensification and explore ways 
to require transit-supportive densities and excellence in the design of  built form and public realm in transit 
areas.  The Region’s selection of  the Option 3 lands for the BRES ROPA for 2031 will succeed in achieving 
this objective.  

With the recognized community-wide importance of  a GO Station and transit hub, the Option 3 lands offer an 
opportunity to establish elements for a community that create an innovative, pedestrian friendly, transit-oriented 
community with mixed-uses and a variety of  housing types and densities and amenities which will be ben-
eficial to all of  Bolton and Caledon (Appendix I). As well, the population and growth needed to justify the 
GO station will also help to justify program needs for recreational facilities through achieving a critical mass 
population.

A new GO station in Bolton will also help alleviate traffic on Highway 50 by providing an alternative mode 
of  transit – train or bus – for travelling south into GTA.  The Bolton Commuter Rail Service Feasibility 
Study was released by Metrolinx in 2010, and was based on population and employment growth estimates in 
the area at that time, and prior to the selection (or even consideration) of  the BRES growth areas or, more  
specifically, the Option 3 lands.  This study projected that rail service between Bolton and Union Station could 
attract ridership of  4,400 trips daily by 2031.  With the selection of  the Option 3 lands immediately adjacent 
to the preferred GO station location, and the opportunity to thereby develop a transit oriented community, 
the potential exists to generate substantially higher ridership levels.  This diversion of  trips attributable to both 
the existing community and new development from road to rail will have a significant beneficial impact with 
respect to peak period traffic demand on north-south routes in the area, particularly Highway 50.

Recommendation No. 62 in the Crombie Report suggests that future planning clarify and strengthen require-
ments for transportation demand management in specific areas including GO stations, urban growth centres, 
intensification corridors, employment lands and large scale development projects.  By integrating all modes 
of  transit in the region (including GO Trains, subways, light rail and bus rapid transit and bus services) better 
connectivity and access across the region can be achieved. 

With the potential of  establishing a new Bolton GO Corridor, the Region of  Peel is in a position to confirm 
their commitment to transit-supportive development and to creating complete communities by selecting the 
Option 3 BRES lands for the Bolton 2031 growth area.

  
(2) Promote Healthy and Livable Communities

The recently released Crombie Report notes that many factors contribute to chronic disease in our society, and 
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.  

(2) PROMOTE HEALTHY & LIVABLE COMMUNITIES
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The concept of  healthy communities is closely tied to planning policies and directives related to complete 
communities, transit-oriented development, active transportation and climate change.  By planning for com-
plete 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 
opens 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.  This evaluation criterion was not identified as a separate 
evaluation criterion in the 2013 Meridian Planning analysis during the BRES process; however, it is believed 
that this was indirectly considered through the BRES process because it is intrinsically tied to so many other 
planning objectives. For the purpose of  this evaluation, the promotion of  healthy and livable communities is 
considered an evaluation criterion with ‘High importance.’ 

The Region of  Peel approved a Health Background Study in 2011 and they have recently released information 
related to healthy communities and the Region’s built environment and health initiatives. Further, in late 2011 
the Region undertook a study of  active transportation as part of  their ongoing efforts to meet the diverse and 
evolving needs of  the Region and to support a balanced, integrated and sustainable approach to development.  
In conjunction with these initiatives, the Region of  Peel is seeking to protect, enhance and restore the envi-
ronment by improving air quality, and to maintain and improve the health of  Peel’s community by influencing 
healthy living through community design.        

The Region of  Peel’s “Health Background Study User Guide” (May, 2011) summarizes that the core elements 
of  a healthy livable community include density, service proximity, land use mix, street connectivity, streets-
cape characteristics and parking.  For the purpose of  this BRES ROPA evaluation, density, service proximity 
and land use mix will be reviewed.  Complete communities promote healthy, active lifestyles based on street 
networks and built form that encourage walking and cycling.  Social interactions are encouraged when com-
munity centres, schools, shopping and other services are concentrated together.  Higher density developments 
create demand and support for a broader variety of  services, employment opportunities, transit and other 
community destinations.  Increasing the number of  destinations in a community creates opportunities for 
active transportation and this is a key component to the development of  healthy livable communities. The 
Option 3 lands provide the best opportunity for a transit-supportive and pedestrian friendly community  
because of  the lands’ close proximity to the future Bolton GO Station (Appendix I).  

While it is acknowledged that greenfield development in the context of  any of  the six growth options 
for BRES will provide the opportunity and flexibility for determining the location and form of  density  
distribution through community design, the Option 3 lands are superior in their ability to promote patterns 
that encourage complete communities because of  the lands’ close proximity to the future GO station and the 
mobility hub nucleus that will ultimately evolve.   

Service proximity as discussed in the “Health Background Study User Guide” (May, 2011) relates to achieving 
a reasonable cluster of  key services and employment opportunities to residences and transport nodes, based 
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on walking distance.  Specifically, service proximity refers to the distance between where people live and where 
they can access public transit, neighbourhood community and retail services, and employment.  The Region’s 
report makes reference to the planned Mayfield West community, noting that this community features hous-
ing, a school, community parks, a seniors centre site, greenway corridor and open space features within a 
5-minute walking distance from each other.  The potential that the Option 3 lands offer for providing a high 
percentage of  residences and key services within walking distance of  each other and within walking distance 
of  a future GO Station and public transit mobility hub is pronounced when compared to any of  the other 
BRES growth options. 

Land use mix is closely associated with servicing proximity and density.  Specifically, the objective of  the land 
use mix element and standards in the context of  a healthy, livable community is to promote a broad mix of  
land uses that are conveniently sited and connected by safe and comfortable routes to residential areas that 
provide a variety of  housing options.  The Option 3 lands provide for a greater opportunity for land use mix 
and residential options, including housing types and densities, because of  the area’s close proximity to the fu-
ture GO station.  As illustrated in Figure 5, a liveable healthy community contains possibilities for full range of  
uses, including commercial / office / municipal (theatre / recreation), a range of  housing types, and seniors’ 
living.  Providing a range and mix of  land uses within a community, as well as within buildings themselves, 
facilitates active transportation and ultimately supports a more compact and urban form, thereby creating the 
necessary demand to support public transit. 

It is also interesting to note that the Crombie Report contains a number of  recommendations that encourage 
complete communities to promote healthy, active lifestyles based on developing transit-oriented communities, 
opportunities for active transportation, and compact urban form.  Specifically, Recommendations 1 and 2 in 
the Crombie Report provide support for the development of  complete communities by incorporating urban 
design, streetscapes, green infrastructure and open spaces that support human health, a pedestrian-friendly 
environment and a vibrant public realm.  As well, the Report notes that a complete streets approach to trans-
portation planning and design that considers how best to accommodate the needs of  different road users 
within the street network, including transit as well as safe and convenient active transportation choices will 
help achieve the objective of  healthy, livable communities. In many of  the Crombie Report Recommenda-
tions, the importance of  identifying and promoting innovative ways to build more compact, transit-supportive 
complete communities in greenfield developments is repeated.

Recommendation No. 63 seeks to reduce barriers to active transportation by strengthening policies that 
identify cycling, walking and other non-motorized transportation as an essential part of  the transportation 
network and by encouraging active transportation plans at a municipal scale. Development of  the Option 3 
lands as a complete community with a transit-oriented, pedestrian friendly design and layout will help achieve 
this important objective. 

(3) Impact on Employment Lands 

Another important evaluation criterion to be considered in the BRES ROPA application is whether  
“Development in the expansion area will have minimal impacts on the function of  existing and 
planned employment lands”.  This is a criterion identified by Meridian Planning on behalf  of  the Town in 

(3) IMPACT ON EMPLOYMENT LANDS
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FIGURE 5: Community Vision Plan 
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their 2013 evaluation of  the six growth options for Bolton and the Meridian analysis ranked this criterion as 
having “High” importance which the Option 3 Team supports.    

As noted in the Crombie Report, providing stronger protection for certain strategic employment areas will 
require careful consideration so that the region does not end up with too many designated employment areas, 
or employment areas in the wrong place.  It is noted that neither of  these outcomes would be good for the 
economic health of  the region.  The Crombie Report acknowledges the importance of  developing clear cri-
teria to identify employment lands and of  ways to improve on the existing protections for employment lands. 

The Town of  Caledon finalized their Employment Land Needs Study (Watson & Associates Economists 
Ltd.) in 2010.  The purpose of  this study was to ensure that an adequate supply of  employment land would 
be available to provide opportunities for economic development, provide jobs and meet provincial policy 
requirements to provide employment lands to meet long term needs.  The Town’s Employment Land Needs 
Study was initiated as part of  the South Albion-Bolton Community Plan, and it included an assessment of  the 
market demand for employment land and the adequacy of  the current supply to determine how much new 
employment land would be needed in the 2021 and 2031 planning time frames.  This study and its conclusions 
were used as the basis for the Bolton Employment Land Expansion (ROPA 28).

The study found that the forecasted demand for employment on employment lands in Caledon was well 
above historical averages7.  Specifically, over the end-2006 to mid-2031 planning period, the Town of  Caledon 
is forecast to add a total of  19,174 employees on employment lands, or 767 employees per year.  As well, the 
study indicated that approximately 47% of  the total forecast employment land absorption has been allocated 
to the South Albion-Bolton Industrial Area.  Moreover, the study advises that the Town of  Caledon is fore-
cast to absorb an annual average of  95 gross acres per year (38 gross ha/year) from 2006 to 2031.  With the 
South Albion-Bolton Industrial Area expected to absorb 47% of  total forecast employment land8 , it may be 
estimated that almost 18 gross ha/year will be required in the South Albion-Bolton Industrial Area.  It is also 
important to note that these study conclusions precede the Province’s release of  Growth Plan Amendment 
No. 2 which allocates additional growth to the Region of  Peel to 2041.  

The Town’s analysis identifies that additional employment lands (i.e. employment expansions areas) will need 
to be designated by the Town outside of  current urban boundaries in order for supply to match anticipated 
demand.  It is noted that location options for future growth for designated land will depend on several factors 
including land availability and agglomeration potential (i.e. potential to assemble employment lands of  critical 
mass), abutting land uses, environmental constraints, traffic impacts, proximity to services, proximity to ex-
isting designated employment areas, fiscal impact, price, market potential and access/exposure to highways/
arterial roads.  While the study did not provide conclusions with respect to future location options for growth, 
certain recommendations were made from an economic and market perspective.  Specifically, the study noted 
that the location of  future employment lands within the South Albion-Bolton Industrial Area should give 
consideration to: (a) availability of  contiguous lands which allows for the designation of  an employment land 
area of  approximately 630 gross acres; (b) potential to maximize frontage and exposure onto existing arterial 

  7Table 7-1b, “Employment Land Needs Study” (Watson & Associates Economists Ltd., 2010).
  8“Employment Land Needs Study” (Watson & Associates Economists Ltd., 2010).
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roads; (c) land availability for future expansion potential post 2031; (d) the physical connectivity of  
the proposed area to the existing lands within the South Albion-Bolton Industrial Area; and (e) prox-
imity to existing and proposed 400 series highways.

As noted by urbanMetrics Inc. on behalf  of  the Option 3 Team (Appendix D) it is important to consider 
the question of  employment land needs and servicing.  Specifically, as noted by urbanMetrics, industrial land 
commands a much lower value than residential land and, accordingly, industrial land is much more sensitive to 
servicing costs than residential land.  It should then be considered 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.  In light of  the fact the Option 6 lands scored 
the highest through the Meridian evaluation in terms of  providing hard infrastructure, this is an important 
consideration in the ultimate future use of  those lands in particular.  

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.  

urbanMetrics Inc. (Appendix D)  has reviewed the Town’s “Employment Land Needs study” (2010) and the 
Region’s discussion paper “Employment and Employment Lands” (April 2010) and they have concluded that 
it is likely that the bulk of  additional employment land required by Bolton will likely have to be accommodat-
ed within one of  the BRES residential option areas because “the balance of  lands in the planning area are not well 
positioned with respect to either existing employment lands or the major road network”.  urbanMetrics provides a brief  
review of  the six growth options in BRES and summarizes that “the best candidate to accommodate 
future employment lands in Caledon would be Option 6.”  They note that these lands abut the future 
employment lands designated through ROPA 28, they are the further south and closest to 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.  As noted by urbanMetrics (Appendix 
D), “no other Residential Land Use option is as well connected to this important transportation cor-
ridor as Option 6 and the access to this corridor would be a significant advantage to Caledon’s future 
employment lands”.  

As well, as noted by urbanMetrics, Option 6 would also be the closest of  any of  the six option areas to the 
future GTA West Transportation Corridor, with Mayfield Road intended as a future connector to this future 
highway.  Although the Environmental Assessment for the GTA West Corridor has been suspended and is 
currently under review by the Ministry of  Transportation pending other major transportation investments, 
it should still be considered in the long term planning for Peel Region. In fact, the Region’s support for the 
continuation of  this study is emphasized in their Staff  Report and related recommendations dated January 
19, 2016 entitled “GTA West Corridor Environmental Assessment – Suspension of  Study”.  It is interesting 
to note that the reports notes “until a final decision or outcome is achieved on the GTA West, much of  Peel’s scarce devel-
opable land is essentially frozen, costing the Region, and impeding our ability to meet growth targets as outlined in the Province’s 
‘Places to Grow’ plan.”  In fact, the following resolution was passed by Regional Council at their January 28, 
2016 meeting: 
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“That the Regional Chair and Mayors of  Brampton, Caledon and Mississauga be authorized to meet with the Ontario Minister 
of  Transportation to discuss the importance of  the GTA West Corridor to the Region of  Peel and the importance of  completing 
the EA study;

And further, that Regional staff  work with the Goods Movement Task Force, Western Golden Horseshoe Municipal Network and 
municipal partners to fully understand the potential adverse impacts of  the suspension of  the GTA West Corridor EA Study; 

And further, that a copy of  the report of  the Commissioner of  Public Works, titled “Greater Toronto Area (GTA) West 
Corridor Environmental Assessment – Suspension of  Study” be sent to the Cities of  Brampton and Mississauga, Town of  
Caledon and the Ministers of  Transportation; Economic Development and Trade; Environment and Climate Change; Finance; 
and, Municipal Affairs and Housing.”

Of  the six growth options being considered for BRES, only the Option 6 lands contain frozen lands for future 
GTA West considerations. However if  the GTA West does not move forward, it is still believed that the Op-
tion 6 lands are better suited for employment uses since they are located closest to the major east/west goods 
movement corridor known as Mayfield Road, as discussed in this section.  

urbanMetrics also provides some commentary related to anticipated economic implications to the Region of  
Peel and Town of  Caledon if  the Option 6 lands in the south end of  Bolton were developed for residential.  
Specifically, urbanMetrics note that if  the Option 6 lands were developed for residential uses, this would 
constrain the expansion opportunities for existing and future industrial and employment lands in Bolton.  
In short, urbanMetrics summarizes that “if  the Option 6 lands are developed as residential, it will 
mean that the future required employment lands will be pushed to lands that are less desirable and/
or more expensive to service.” The actual municipal financial impact of  this type of  scenario is discussed in 
more detail in the next section of  this report, under discussion related to municipal financial impact. 
       
It is recognized that the Town’s Employment Land Needs Study was completed in 2010 and, since that time, 
the Province has amended its Growth Plan population and employment targets, and ROPA 28 has been ap-
proved.  Accordingly, more detailed study should occur (and should include recent absorption information) 
to determine the specific employment land requirements in Bolton.  However, it is worthwhile to note that 
Watson (2010) confirms that the availability of  serviced industrial land within the Bolton Industrial Area is 
limited, especially for larger sites available for straight land sale.  Moreover, it is noted that most (approxi-
mately 79%) of  identified available serviced employment sites are less than 5 acres (2 ha) in size.  With many 
of  these smaller sites being poorly configured and fragmented, the potential for land assembly is limited.  It 
is noted in the Watson study that the Bolton Industrial Area has a maximum serviced readily-available supply 
of  small parcel industrial land for approximately three years.   The study also considered larger employment 
land sites (greater than 30 acres (12 ha)) and confirmed that the South Albion-Bolton Industrial Area currently 
(as of  2010) has only one serviced site and it is currently available for long-term land lease rather than sale.  
As such, Bolton currently has no available vacant supply of  larger sites (i.e. > 30 acres), which are available 
for straight sale.  The limited availability of  employment land within the Bolton Industrial Area has impeded 
recent absorption levels, generating pent up demand in this area.
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Employment growth pressures will continue to be considerable throughout Caledon and in the Bolton area as 
the supply of  developable employment land diminishes within more heavily urbanized municipalities, such as 
the City of  Toronto and the City of  Mississauga.  Even Recommendation No. 20 in the Crombie Report 
notes that stronger criteria should be established to control settlement area expansion and ensure 
complete communities by requiring that municipal comprehensive reviews for expansion proposals 
include protection of  employment lands.

In light of  the Employment Land Needs Study and considering the South Albion-Bolton Employment Area 
and the recent ROPA 28 lands are located in the south part of  Bolton, east (and now west) of  Coleraine Drive, 
it is critical to explore opportunity for lands in that vicinity for future Bolton industrial and employment devel-
opment. In this regard, Option 6 for BRES and the east portion of  Option 5 for BRES are most appropriately 
considered for future employment land needs.  As noted in the 2013 Meridian evaluation, Options 1, 2 and 3 
are located some distance from existing and planned employment areas whereas Options 5 and 6 directly abut 
planned employment areas.  In this regard, development of  the Option 1, 2 or 3 lands for the 2031 residential 
growth for BRES will not cause any impacts on function or growth of  employment lands and will help achieve 
and ensure protection of  existing and planned employment lands in Bolton.      

Recommendation No. 23 in the Crombie Report supports the initiative to protect employment lands by rec-
ommending 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.  Specifically, the Crom-
bie 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.  

(4) Municipal Financial Impact

The way communities are planned and designed has a significant impact on their social and economic fortunes.  
Thoughtful and sustainable planning can help increase property values, contribute to public health and ease 
transport problems.  Viewed through the lens of  sustainable development, strategies for land use planning 
and design are being developed and implemented in ways that directly link the built environment to economic 
well-being. In fact, the long term intent of  sustainable planning is to add value to the community – socially, 
culturally, environmentally, and economically – resulting in greater community distinctiveness and identity. 
This, in turn, allows communities to become ‘destinations’ or ‘places of  choice’ for people and businesses.

Through the BRES process, the Region of  Peel and Town of  Caledon are in a position to reshape, guide 
and manage their physical environments not only to meet the challenge of  sustainable planning, but also to  
maximize their contribution to community economic development planning.  

From a land use planning perspective, development that achieves safe, attractive, pedestrian-friendly and 
well-serviced neighbourhoods (i.e. range of  housing types, nearby services, access to healthy foods and green 
space, transportation options that reduce single-occupant vehicle trips) are successful from a sustainable and 
economic perspective.  An evaluation criterion related to municipal financial impact was not identified as a 

(4) MUNICIPAL FINANCIAL IMPACT
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separate evaluation criterion in the 2013 Meridian Planning analysis during the BRES process; however, it 
is believed that this was indirectly considered through the BRES process because it is intrinsically tied to so 
many other planning objectives, including protection of  employment lands, cost of  servicing infrastructure, 
and proximity (and related cost of) community infrastructure. Due to the obvious linkages and relationship 
to these other criteria, and due to the importance placed on these criteria in the Crombie Report, municipal 
financial impact is considered an evaluation criterion with high importance for this evaluation. 

urbanMetrics has provided some commentary related to anticipated economic implications to the Region of  
Peel and Town of  Caledon if  the Option 6 lands in the south end of  Bolton were developed for residential 
(Appendix D). Specifically, urbanMetrics note that if  the Option 6 lands were developed for residential 
uses, this would constrain the expansion opportunities for existing and future industrial and employ-
ment lands in Bolton. In their summary, urbanMetrics summarize that “Overall, the loss of  employment lands 
revenues from just the Option 6 lands (should they be developed for residential uses) amounts to:

 • $85 million in development charge revenues to the Town, Region and School Boards;
 • $4 million in Building Permit Fees to the Town; and,
 • $11 million in annual property tax revenues to the Town, Region and School Boards.”
  (Appendix D)

They also provide an overview of  the total loss of  revenues anticipated between 2031 and 2041 if  the develop-
ment of  the Option 6 lands for residential uses through this process were to ultimately preclude the development 
of  all lands in the South Albion Bolton Employment Area for future employment uses, as follows:

 • “$135 million in development charges to the Town, Region and School Boards;
 • $6 million in building permit fees to the Town;
 • $17 million in annual property tax revenues to the Town Region  
  and School Boards” (Appendix D)

In short, urbanMetrics summarizes that “if  the Option 6 lands are developed as residential, it will 
mean that the future required employment lands will be pushed to lands that are less desirable and/
or more expensive to service or they will not be developed at all.” If  employment lands end up being 
in a less desirable location in Bolton, then potential businesses may just reject the Bolton location altogether.

urbanMetrics has also provided a municipal fiscal impact assessment (Appendix E) which considers factors 
related to the fiscal impact of  each option.  For the purpose of  this evaluation, urbanMetrics considered 
municipal fiscal impact as an evaluation criterion with high importance and which has a direct relationship to 
protection of  employment lands, cost of  servicing infrastructure, and cost of  community infrastructure.  The 
assessment provided in Appendix E addresses long term fiscal sustainability and notes that Option 6 scores 
the lowest owing to the fact there is a strong potential that if  it is developed for residential lands, it could block 
the ability to develop further employment lands in Bolton.  The impact of  this would be a loss of  municipal 
revenues, job creation and less balanced non-residential assessment base.  As well, this assessment looks at 
the impact of  new services on the tax base and notes that the cost disparity for water and wastewater services 
between the 6 options can be mitigated if  the Region requires developers (of  any of  the options) to enter into 

BOLTON RESIDENTIAL EXPANSION STUDY (BRES) 39



a front-end financing agreement with the Region.  This would effectively eliminate any risk to Peel’s tax base.  
Lastly, this assessment examines the ability of  each Option to utilize excess service capacity within the Bolton 
community, thereby using available resources efficiently.  
 
It is also important to note that the Crombie Report places high regard for sustainability and responsible 
economic development.  Specifically, Recommendation No. 20 recommends that stronger criteria be estab-
lished to control settlement area expansion and ensure complete communities by requiring that municipal 
comprehensive reviews for expansion proposals include asset management plans to demonstrate availability, 
sustainability, and financing of  existing and new infrastructure for water, stormwater management, wastewa-
ter, waste management, transit, and roads.  

(5) Logical Extension to Urban Area

Another important evaluation criterion to be considered in the BRES ROPA application is whether “The 
expansion area is a logical extension to the current built-up area and will be well integrated into the 
fabric of  the existing developed area.”  This is a criterion identified by Meridian Planning on behalf  of  
the Town in their 2013 evaluation of  the six growth options for Bolton.  The Meridian analysis ranked this 
criterion as having “Moderate” importance. The Option 3 Team supports this.
  
This criterion focusses on achieving a development pattern that is well integrated with the existing built up 
area through coherent road, pedestrian and open space connections.  Planning new development that achieves 
compact, diverse and transit supportive objectives succeeds in the creation of  a complete, livable and healthy 
community.   It is worthwhile to note that Recommendation No. 1 in the Crombie Report recommends 
supporting the development of  complete communities by incorporating built form, streetscapes, green infra-
structure, a pedestrian friendly environment and vibrant public realm. 

The Option 3 lands have the best opportunity to be planned as a compact, diverse and transit supportive  
community within Bolton because of  their proximity to the new GO Station.  Specifically, the new GO  
Station will help guide the development of  the lands as a compact, transit-supportive and pedestrian friendly 
community.  This will provide a unique opportunity to connect or integrate the new community with the  
existing built up area of  Bolton through an active transportation network, planned transit services, and transit 
stops and stations. Figure 6 illustrates some of  those connection opportunities through possible future road, 
rail, trail and GO connections and linkages. There is also a unique opportunity to implement enhancements to 
the pedestrian environment that exists along King Street because there will undoubtedly be a higher potential 
for active transportation along that corridor. 

Development of  the Option 3 lands will provide for a connected community which will be integrated with the 
existing built-up area to the east through appropriate linkages that exist and can be created between different 
areas of  the Town including parks, walkways and trails.  Figure 7 (BRES Community Infrastructure Context) 
provides some context related to existing community facilities and infrastructure in Bolton, as it relates to the 
six Option areas.  This Figure illustrates the proximity of  Options 1, 2 and 3 in particular, to existing schools, 
community centres, parks and trails, and the new GO station.  As well, Option 3 and Option 4 are noted to 
be relatively close to the new Johnston Sports Complex.  Conversely, Options 5 and 6 are some distance from 

(5) LOGICAL EXTENSION TO URBAN AREA
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FIGURE 6: COMMUNITY CONTEXT PLAN
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the existing residential built-up area of  Bolton and, accordingly, community facilities do not exist within close 
proximity of  these Options.  Most particularly, it is interesting to note that there are no community facilities 
(including library, community centre, parks, trails, OPP / Fire) within a full legal concession of  the Option 6 
lands.  There are anticipated positive economic benefits resulting from the integration of  new development 
with as many existing community facilities and infrastructure as possible.  

There is good potential for road connections between the Option 3 lands and the existing built-up area.  The 
existing high order King Street corridor, located directly adjacent to the Option 3 lands, provides a strong 
connection directly into the existing Bolton community.  In addition, there is an opportunity to create a sec-
ond connection from a future east / west collector road within the Option 3 lands by extending it to cross the 
rail corridor and connect to the new Emil Kolb Parkway.  Both of  these connections provide the means to 
interconnect active transportation networks and facilities within the new community to the existing built-up 
area of  Bolton to the east.  There is also strong opportunity to interconnect active transportation networks 
and facilities along King Street and along the future east / west collector road within the Option 3 lands, to 
the existing built-up area of  Bolton to the east. 

It is important to recognize that Recommendation No. 25 in the Crombie Report also emphasized the impor-
tance of  connectivity by recommending that policies related to planned and existing transit and transportation 
networks to connect areas of  office, institutional and retail / employment to create high-quality, mixed-use 
employment nodes that are safe for cycling or walking be considered in planning.  Specifically, the Crombie 
Report recommended that a focus on urban design elements to create attractive and safe spaces that support 
transit and active transportation be considered in planning.

(6) Capacity in Road System to Accommodate Growth

Another important evaluation criterion to be considered in the BRES ROPA application is whether “There 
is capacity in the existing and already planned major road system to accommodate development in 
the expansion area without having a significant impact on the level of  service”.  This is a criterion 
identified by Meridian Planning on behalf  of  the Town in their 2013 evaluation of  the six growth options for 
Bolton, and the Meridian analysis ranked this criterion as having “Moderate” importance which the Option 3 
Team supports.    

As noted in the attached BA Consulting Group submission (Appendix C), of  all of  the criteria assessed in the 
Meridian work, the one related to Road System Capacity showed the least differentiation between the lowest 
and highest ranked options.  The basis for the comparison of  options (as undertaken by Paradigm Transpor-
tation Solutions and detailed in the memo attached to the June 2013 “Selection of  Expansion Area” Report 
by Meridian Planning) was a fairly subjective assessment of  two sub-factors, namely:

 1. Traffic Capacity: the impact that each expansion area option would have on the level of  service of   
  the road network assuming all existing and planned future road improvements were in place, and

 2. Benefit to Residents: the benefit to existing and future residents of  any road improvements that  
  would be required in support of  each expansion area over and above what is already planned.

(6) CAPACITY IN ROAD SYSTEM TO ACCOMMODATE GROWTH
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On the basis of  the ‘traffic capacity’, the findings were scored as follows:
 • Option Areas 1 & 2: 6
 • Option Areas 3 & 4: 4
 • Option Areas 5 & 6: 3

On the basis of  the ‘benefit to residents’ criteria, the findings were scored as follows:
 • Option Areas 1 & 2: 2
 • Option Areas 3 & 4: 4
 • Option Areas 5 & 6: 6

When combined and weighted, the overall scores were as follows:
 • Option Areas 1 & 2: 108
 • Option Areas 3 & 4:  96
 • Option Areas 5 & 6:  99

As noted above, this criterion showed the lowest differential between the six option areas, with virtually iden-
tical scores for Options 3 through 6, and only 12.5% difference between the lowest and highest scores.

Unlike with the selection criteria related to servicing costs (water and wastewater), the cost of  the necessary 
road infrastructure attributable to each expansion area option was not determined.  This would have required 
that numerous assumptions be made, and that a substantive modelling exercise be undertaken for each of  the 
six option areas.  As such, we have no significant concerns with the manner in which the assessment of  this 
criterion was undertaken.  

Notwithstanding, we have identified two points that in our opinion should be taken into account, and that 
have a bearing on the scoring of  this criteria. The first is the travel modal split that would result by virtue of  
proximity to the GO station.  As noted previously, Option 3 area lends itself  to being developed as a transit 
oriented community, with a great number of  residents located within easy walking distance (400 metres) of  
the proposed GO Station, and with the entire community provided with convenient local transit and active 
transportation links to the station.  This opportunity is unique to Option 3, and would significantly impact 
the modal split, and therefore reduce the amount of  traffic generated by this community in comparison to 
communities that might be developed in the alternative option areas.  Any comparative assessment of  road ca-
pacity impacts done in a more detailed fashion than that undertaken by Paradigm Transportation Solutions in 
2013 (as per the memo noted above) should take this differential transit mode split into account, and demon-
strate as a result a lower impact to the level of  service of  the existing and planned road network.

The second point relates to subsequent work undertaken by Paradigm Transportation Solutions with respect 
to a more detailed comparison of  the Option 1 and Option 3 lands, and documented in a report dated June 
2014.  This report finds that on the basis of  road capacity impacts and an estimate of  road costs related to 
these 2 options, the Option 3 area scores higher than Option 1.  
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On the basis of  these two points, we are of  the opinion that the June 2013 scoring should be updated. 

On the basis of  the traffic capacity, the scores should be as follows:
 • Option Area 1:  4
 • Option Area 2:  5
 • Option Area 3:  6
 • Option Area 4:  5 
 • Option Areas 5 & 6: 3

The overall weighted scores for this criteria would then be:
 • Option Area 1:    78
 • Option Area 2:    93
 • Option Area 3:  126
 • Option Area 4:  111 
 • Option Areas 5 & 6: 99

We also note, with respect to road infrastructure costs that there is an issue related to the need for a rail grade 
separation on King Street, immediately south and east of  Option Area 3.  While it is recognized that the 
Paradigm report (2014) notes and discusses the issue of  emergency access to the Option 3 lands ultimately 
requiring a grade separated connection along King Street, it is important to note that the ultimate need for this 
grade separation is identified as part of  the Peel Goods Movement Study and documented in a Spring 2014 
report titled “Improvements to At-Grade Rail Crossings: Prioritized Crossings for Grade Separation”.  The need is also 
discussed in the June 2014 Paradigm report discussed above.  It is clearly identified in both reports that this 
grade separation will be required in any case for a variety of  reasons, including increases in traffic, (particularly 
related to goods movement) along King Street, and increases in rail traffic on the CPR line, particularly when 
the Bolton GO station is implemented at the preferred location to the north of  King Street.

Based on the timing of  the Peel study (prior to selection by Caledon of  the preferred Option 3 lands in June 
2014) this need was identified on the basis of  overall area growth and not growth specifically related to de-
velopment of  the Option 3 lands.  Given that this grade separation is required in any case (that is, even if  the 
Option 3 lands were not developed), and the funding for it is already provided for in the current Peel Region 
Development Charges, the cost of  this facility cannot be ascribed to be a requirement related to the selection 
of  Option 3 lands.

There are a number of  Crombie Recommendations that relate to this criterion, as well.  Specifically, Recom-
mendation No. 20 relates to establishing stronger criteria to control settlement area expansion and ensure 
complete communities by requiring that municipal comprehensive reviews for expansion proposals include 
asset management plans to demonstrate availability, sustainability, financing of  existing and new infrastructure 
for water, stormwater management, wastewater, transit, and roads.  The Crombie Report also recommends 
in No. 49 to undertake integrated planning and decision-making for land use and infrastructure in order to 
identify the most cost-effective and sustainable options to support growth and build complete communities, 
and take into account the transportation master planning.
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Determining whether “Development in the expansion area will not result in the need for complex and 
expensive servicing infrastructure upgrades that may have an impact on the availability of  the lands 
for development in 2021 ” is another important evaluation criterion to be considered in the BRES ROPA 
application.  This is a criterion identified by Meridian Planning on behalf  of  the Town in their 2013 evaluation 
of  the six growth options for Bolton.  It is our belief  that this criterion was originally developed more spe-
cifically to evaluate which options would most readily be able to be serviced such that Growth targets could 
be realized by the 2031 timeframe.  While the cost of  servicing was clearly identified within the criterion, the 
complexity of  servicing and the timing to bring lands to development was also a consideration. Over time, 
increased importance seems to have been placed on the cost of  the servicing, and less on the timing. As such, 
we suggest the criterion be modified as follows.

“Future development in the expansion area will not result in the need for complex and expensive 
servicing infrastructure upgrades.” 

The Meridian analysis ranked this criterion as having “High” importance. With less focus on timing of   
delivery and more on cost, we believe that the importance may be reduced to “Moderate” importance, as 
many alternative delivery approaches are available which could be effectively used to mitigate the capital cost 
outlay to the Region of  Peel

The Region of  Peel has, through their Growth Management Committee, been considering the cost of  devel-
opment and approaches to mitigate the Region’s debt financing of  new growth.  In fact, the need to develop 
new delivery approaches was identified specifically as a contributing factor to the delay in processing the 
Town’s ROPA application.  We understand that staff  of  the Region are actively assessing the cost of  the 
various options, including attributing a portion of  the cost of  downstream improvements necessary to the 
sanitary and water systems to the BRES lands.  With all costs specifically attributed to the Bolton Residen-
tial expansion, an opportunity exists to establish an area specific development charge by-law to address the 
growth related funding of  the expansion.

With an area specific charge in place, developers within the benefitting area may enter into front ending agree-
ments, in accordance with the requirements of  Section 44 of  the Development Charges Act.  The option to 
enter into a front end agreement would be available to any developers within any of  the expansion options 
under consideration, and would be consistent with policies being contemplated by the Region for alternative 
funding arrangements.  With appropriate front ending agreements in place, the cost of  servicing, and by ex-
tension debt financing by the Region, is mitigated such that the importance of  the criterion may be considered 
of  “Moderate” importance. It should be noted that the Option 3 Landowners have already stated that they are 
agreeable to front ending the Region’s Capital costs for water and wastewater infrastructure. In addition the 
Option 3 Landowners are anxious to work with the Region on any of  the financing policy initiatives arising 
out of  the Growth Management Review.  

A detailed evaluation of  servicing costs and factors has been completed by R.J. Burnside and Associates  
Limited and included as Appendix F.  In general, we support the factors established by Meridian to evaluate 

(7) MINIMIZE EXPENSIVE SERVICING FOR FUTURE DEVELOPMENT
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the servicing criterion.  Burnside, in their analysis, developed a number of  sub-factors to bring further clarity 
to the evaluation.  These sub-factors are included within Table C of  Appendix E.  Through their work, Burn-
side recommended one additional factor, of  low importance, to be evaluated.  This additional factor assesses 
whether the servicing of  each option furthers the objectives established within the Provincial Policy Statement 
and the Crombie Report around active transportation and compact transit oriented communities.  

It is noted that the original servicing analysis completed in support of  BRES was based on very high level 
estimating and assessment.  A full costing associated with the water and wastewater servicing of  all options, in 
the way that Options 1 and 3 were further evaluated through to June 2014, was never completed.  In order to 
ensure consistency of  evaluation across all options, Burnside has developed preliminary servicing schemes for 
all Options, and costed using the same methodology established for the final BRES servicing assessment of  
Options 1 and 3.  In addition, the high level estimating previously undertaken did not consider strategic over-
sizing – being the oversizing of  infrastructure which would permit the future servicing of  additional lands.  
When strategic oversizing is considered, the following costs and costs per capita are realized for each Option, 
excluding the cost of  downstream oversizing which is common to all options and would serve to minimize 
the relative difference between each option.

Estimated Capital Costs Including Strategic Oversizing

The cost per capita is based on the estimated serviced population within the Town of  Caledon which may be 
potentially serviced by the oversized infrastructure extended to service a particular Option.  

The total estimated costs for all options, with strategic oversizing considered, vary significantly from the initial 
high level assessment completed as part of  the Meridian work.  In reviewing preliminary master servicing 
concepts for the lands within the Bolton area, new available information has resulted in some alternate con-
siderations for servicing.  Some of  this new information includes the following:

 • Updated pressure zone boundaries for the water system based on master planning boundaries.  As  
  a result, a portion of  the Option 6 lands fall within Pressure Zone 5 and will require a feedermain  
  extending from the Tullamore Pumping Station along Mayfield Road.  This main is currently in  
  the Region’s Capital Program, and will also serve portions of  northeast Brampton; however, the   
  expenditure must be realized in order to service all the Zone 5 lands within Option 6.  As well, a  
  much greater portion of  the Option 4 and 5 lands fall within Zone 6 than previously anticipated.

TOTAL:
$88.72M

OPTION 2

$3,700

$36.01M
 

$52.71M

TOTAL:
$78.21M

OPTION 3

$2,380

$27.91M
 TOTAL:

$39.29M

OPTION 4

$1,450

$22.95M
 TOTAL:

$35.63M

OPTION 5

$1,000

$18.15M
 $17.48M

TOTAL:
$47.69M

OPTION 6

$1,390

$13.58M
 

$34.11M

COST 
PER CAPITA WASTE WATER

WATER

TOTAL:
$87.44M

OPTION 1

$38.48M
 

$48.96M 

$3,660

$50.30M

$16.34M
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 • The creation of  Zone 7 has the potential to address pressure problems in the existing community  
  – as such a modest equivalent population allowance has been added to the elevated tank sizing for  
  Options 1, 2 and 3 to recognize this potential benefit.

 • More detailed topographic mapping shows that elevations within and adjacent to Option 3 are  
  close to elevation 283m, which allows for a potential shift of  the elevated water tank location to  
  reduce the length of  the transmission main and distribution feedermain

 • The potential service area within Zone 7 for areas adjacent Option 3 is such that a separate elevated  
  tank to service the Option 1 and 2 lands is likely required.

 • A review of  the previous sanitary servicing strategy for Option 3 has identified an alternate  
  preferred sanitary servicing strategy through extending the Coleraine Drive Trunk Sewer along  
  Healey Road and Humber Station Road which reduces capital cost, avoids two rail crossings and  
  allows for Options 4 and 5 to be serviced in the future.

There has been significant discussion surrounding the costs associated with establishing a new Pressure Zone 
7 within and adjacent to the Bolton urban area with little focus on the benefits of  implementing the same.   
A new Pressure Zone 7 tied to the development of  the Option 3 lands would:

 • Allow for the servicing of  the GO Station, as well as the development of  an active transportation  
  and transit oriented community adjacent to the GO Station.  The Option 3 lands also deliver a  
  sanitary servicing solution for the future GO Station.  Development of  the GO Station is not only  
  anticipated to reduce traffic volumes associated with new development, but to also provide a transit  
  option to the existing community;
 • Permit the Region to adjust the current Pressure Zone boundaries and improve service to existing  
  residents in North Bolton; 
 • Reduce the cost of  extending servicing to the Option 1 and 2 lands through the provision of  a  
  transmission main extension and booster pumping station capable of  housing Zone 6A pumps  
  necessary to service the Bolton North Hill area; and,
 • Permit the future servicing of  lands to the north and west of  Option 3 to the Greenbelt boundary.

As has been noted previously, Table C in Appendix F provides a comparative evaluation of  all 6 land use 
options against the factors (and further defined sub-factors) which formed the Meridian water and wastewater 
servicing analysis.  Using the updated information developed through the analysis, a revised scoring was 
developed for the servicing criterion.  The revised scoring chart is included in Appendix F as Table D.  Key 
considerations in developing the revised scoring include:

 • Overall criterion weighting has been reduced to ‘Moderate’ to reflect the reduced emphasis on  
  infrastructure timing as well as the front end financing or alternative delivery methods available to  
  the Region of  Peel;

 • The relative importance of  complexity and cost of  infrastructure upgrades has been reduced only  
  slightly in importance to just below high, reflective of  front end financing options;

 • A new factor related to opportunity to benefit or support Provincial Policy Objectives has been  
  added and has been ranked of  low importance:
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 • For cost of  servicing, the rating of  Options 4 and 5 was increased to reflect their lower cost of   
  servicing, on a total and per capita basis.  The score of  Option 6 was reduced to reflect the  
  increased capital cost associated with the delivery of  Zone 5 infrastructure;

 • For opportunity to support long term servicing, the rating of  Option 5 was increased due to the  
  potential to service a number of  areas, for relatively low capital cost.  The rating for Options 6 and  
  4 were reduced to reflect a smaller service area than originally anticipated, in particular if  the  
  Coleraine Drive trunk is extended via Healey Road to maximize the available capacity within that  
  system.
 • For opportunity to benefit or enhance existing levels of  service, the scoring for Options 4, 5 and  
  6 was reduced as they do not provide any potential service to the Rounding Out Areas, nor does  
  the servicing of  these Options provide any direct benefit to existing residents.
 • For opportunity to benefit or support Provincial Policy objectives, Option 3 received the highest  
  rating as it is the only Option which fully delivers servicing to the future GO Station lands, an  
  important objective from a Provincial Policy and direction standpoint.

Based on the modestly revised scoring approach, the Option 5 lands score the highest with respect to the ser-
vicing criterion – largely due to their modest capital cost with potential to extend services through Option 5 
to a much broader area.  The Option 3 lands score favourably even though the capital cost is relatively higher, 
due to the significant benefits (GO Station, active transportation, transit oriented community, extension of  
future service, improved water pressure to existing residents) associated with this servicing option. 

(8) Impact on Comprehensive Planning Studies

Another important evaluation criterion to be considered in the BRES ROPA application is whether “The 
selection of  the expansion area will provide for the completion of  a component of  the existing urban 
area and will not prejudice the preparation of  larger-scale comprehensive planning studies in the 
future”.  This is a criterion identified by Meridian Planning on behalf  of  the Town in their 2013 evaluation 
of  the six growth options for Bolton and the Meridian analysis ranked this criterion as having “Moderate” 
importance which the Option 3 Team supports.    

This evaluation criterion is closely related to the creation of  complete communities through built form, street-
scapes, green infrastructure, a pedestrian-friendly environment and a vibrant public realm.  It is important to 
ensure the development of  sustainable development patterns and urban design in order to create compact, 
complete and connected communities.  
    
Section 2.5 of  this report discusses current and emerging planning priorities that may have an impact or 
should be considered for the BRES ROPA for 2031.  The discussion includes details related to the Province’s 
GTA West Transportation Corridor, the Town of  Caledon’s ‘Whitebelt’ Visioning Exercise, the Region of  
Peel/Town of  Caledon ‘Bolton Transportation Master Plan’ and the Town of  Caledon Employment Land 
Needs Study.  

The Option 3 lands generally complement these comprehensive planning studies that are underway and it is 
the position of  the Option 3 Team that development of  Option 3 will not prejudice preparation of  future 

(8) IMPACT ON COMPREHENSIVE PLANNING STUDIES
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larger-scale comprehensive plans in the area.  Specifically, the selection of  Option 3 for the BRES ROPA will 
assist in setting the stage for the building of  a strong, healthy community with the potential for the develop-
ment of  a broad mix of  residential forms that would integrate well with public transit.  Option 3 offers the 
opportunity to create a walkable, transit supportive and complete community based on the implementation of  
a number of  healthy community principles as a result of  the location of  Option 3 lands adjacent to a planned 
Bolton GO station.  Further, selection of  Option 3 provides additional support for the establishment of  
the GO Station at the proposed Metrolinx location and provides an opportunity to create a transit hub with  
options for Bolton residents to walk to.  
Conversely, the use of  Option 6 lands for residential purposes offers the greatest risk in offending the Town’s 
Comprehensive Planning Studies related to the protection of  employment lands and related planning for the 
GTA West Corridor.

(9) Impact on Development Potential by Existing (Natural) Features

The 2013 Meridian evaluation included a criterion that assessed whether “There are no sensitive or signifi-
cant features within the expansion area that will have a moderate to high impact on the development 
potential of  the lands and/or on the design and layout of  the new residential area”. Meridian Plan-
ning ranked this criterion as having “Moderate ” importance; however, the Option 3 Team is of  the 
opinion that this criterion should be more appropriately ranked for ‘Low’ importance due in part to the fact 
that any potential impact that may be attributed to development can be mitigated through enhancement op-
portunities.

It is important that development of  any kind, including the development of  new communities, minimize 
impacts on the natural environment to ensure that Caledon’s natural heritage system remains healthy. It is 
also important to understand whether there are opportunities to enhance natural heritage features and their 
functions that may be present, and to integrate them into the community.

The Meridian evaluation in 2013 noted that growth areas with fewer environmental constraints generally 
ranked higher than areas with more environmental features. As noted by Beacon Environmental (Appendix 
G) on behalf  of  the Option 3 Team, existing environmental planning policies and regulations at the federal, 
provincial, regional and local levels already afford protection to most of  the environmental features present 
in the BRES options, and do not permit development within or adjacent to natural features. Accordingly, as 
noted by Beacon, this criterion is not a reflection of  potential environmental impacts that could result from 
development of  a particular option but rather, it is a reflection of  the extent to which future development will 
be required to accommodate environmental features and associated protection measures. 

Areas containing many small isolated patches of  environmental features, or long linear strips that traverse a 
development block present greater challenges to community design than areas containing fewer patches or 
strips, especially when they are located at the edge or corners of  blocks, as is the case with the Option 3 lands.  
From a natural heritage systems planning perspective, it is preferable to design communities around fewer 
larger natural features than around smaller scattered patches or along long linear strips. Additionally, areas 
containing larger consolidated blocks of  natural features reduce the potential for further habitat fragmenta-
tion by development, including crossings by future roads and infrastructure. 

(9) IMPACT ON DEVELOPMENT POTENTIAL BY EXISTING (NATURAL) FEATURES
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It is recognized that the Option 3 lands are relatively unconstrained from an environmental perspective and 
they have been ranked highest by the Town for this reason. Natural features that do exist on these lands are 
limited to several headwater drainage features which are confined to the southwest and southeast corners of  
the Option 3 lands, which provides for greater flexibility to the community design. 

Since the Option 3 lands are located upstream of  habitat for the endangered Redside Dace fish and are also most 
proximal to this habitat, they were scored lowest in the Meridian evaluation in 2013 for this particular environ-
mental criterion. However, it is important to note that all of  the other Options, except for Option 6, are also 
situated immediately upstream of  similar Redside Dace habitat. We are of  the opinion that this particular criteri-
on neglects to recognize the fact that there is a legislative requirement under the Ontario Endangered Species Act 
to ensure that future development will result in a net benefit to the habitat of  this species. Therefore, irrespective 
of  the proximity of  the Options to the habitat of  Redside Dace, all future developments will need to include 
design considerations that can achieve a net benefit for this species. Such benefits must be demonstrated to the 
satisfaction of  the Ministry of  Natural Resources and Forestry (MNRF), the permitting agency.  

By virtue of  their proximity to habitat for Redside Dace immediately downstream, we would consider the 
Option 3 lands as the Option that provides the greatest opportunity for future enhancement and the Op-
tion that can actually generate the greatest benefit to downstream populations of  this species. The approach 
of  strengthening the protection of  natural heritage systems by developing an NHS enhancement strategy, 
including priorities and resources to implement securement, stewardship, recreation, and enhancement of  fea-
tures, linkages and functions is supported through Recommendation No. 44 in the Crombie Report, as well. 
Accordingly, if  enhancement opportunities are considered in the evaluation of  the environmental impacts 
of  development in the growth areas through BRES 2031, then the Option 3 lands would rank amongst the 
highest as they provide valuable enhancement opportunities.

Accordingly, the rank of  importance for this criterion should be reduced from ‘Moderate’ to ‘Low’ in order 
to recognize from a practical perspective, enhancements to these habitats will be required and the weighting 
criteria should be reduced. It is our opinion that Importance assigned to the Individual factors should remain 
at ‘level of  importance 5’ for Factor 1 (impact of  significant features within expansion area on community design and com-
plexity of  servicing) and should be reduced to ‘level of  importance 1’ for Factor 2 (extent to which there is contributing 
habitat to Redside Dace).  This is reflective of  the fact all options will legally be required to provide a net benefit 
to the habitat of  these species. 

With these recommended changes, our analysis has found that Option 3 continues to score highest for Factor 
1 because of  its limited environmental complexity, followed by Options 6, 5 and 1, and that for Factor 2,  
proximity to Redside Dace habitat, Option 6 would continue to score highest, followed by Options 1 and 5, 
as they are further removed from the habitat than Options 3 and 4. Overall however, Option 6 would remain 
ranked first with 31 points, followed by Option 3 with 30 points, then by Options 1 and 5, each with 26 points, 
and Option 2 and Option 4  with 16 points and 5 points respectively. This is presented in more detail in Table 
4, discussed in more detail below.  
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(10) Optimize Existing and Planned (Community) Infrastructure 

The 2013 Meridian evaluation included a criterion that assessed whether “New development in the expan-
sion area will optimize the use of  existing and already planned community infrastructure.”  Meridian 
Planning ranked this criterion as having “Low” importance.  It is important to understand the synergies that 
exist between promoting a healthy, livable, compact community with superior active transportation oppor-
tunities, fiscal sustainability and optimizing the use of  existing and planned community infrastructure.  The 
Option 3 Team is in agreement with this ranking.

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.

As noted above, Figure 7 (BRES Community Infrastructure Context) provides some context related to ex-
isting community facilities and infrastructure in Bolton, as it relates to the six Option areas.  This Figure 
illustrates the proximity of  Options 1, 2 and 3 in particular, to existing schools, community centres, parks 
and trails, and the new GO station.  Specifically, the Meridian evaluation noted that the Option 1 and 2 lands 
are located closest to existing facilities (including the community centre) and they are within the optimum  
response distance and times for the Caledon East EMS station at times when the grade crossing(s) are  
occupied by trains.  Option 3 and 4 were both noted to be close to the planned Johnston Sports Park.  The 
Meridian evaluation addressed EMS response times by confirming that there were no concerns related to 
Options 1 and 2 and that there were some concerns for the primary response coverage area for the remain-
ing Options (including Option 3) because the CPR line traverses King Street at an at-grade crossing. It was 
noted that there would be an impact on response capabilities in the event of  a blocked rail crossing for these  
Options.  Accordingly, it was noted in the Meridian evaluation that if  Option 3 were selected for the 2031 
growth area, Fire and EMS for Caledon would consider responding with an automated two-station response, 
which would simultaneously dispatch a response from the Caledon East station, located west of  the tracks, 
at the same time as the Bolton Station was dispatched.  Further, as noted in the discussion of  the Road  
Capacity criteria above, the King Street Grade Separation has already been identified as being necessary whether  
Option 3 is selected or not.  As such, the issue of  EMS response will ultimately be dealt with in this manner, 
and the two-station response scenario will not be required.

As well, it is interesting to note that Options 5 and 6 are some distance from the existing residential built-
up area of  Bolton and, accordingly, community facilities do not exist within close proximity of  these 
Options.  Most particularly, it is interesting to note that there are no community facilities (including library,  
community centre, parks, trail, OPP / Fire) in close proximity of  the Option 6 lands.  The fact that Option 6 is in  
effectively an industrial area means that there are no services nearby and it would not be in a good position to 
utilize excess capacity in the existing community system.

Community services are an important part of  a complete community in terms of  promoting healthy and 
active communities and this is consistent with the recommendations of  the Crombie report.  Recommenda-
tion No. 1 of  the Crombie Report recognizes the importance of  supporting the development of  complete 
communities by incorporating the provision of  parks, trails, and recreation facilities, and the identification and 
protection of  cultural heritage.  

(10) OPTIMIZE EXISTING & PLANNED (COMMUNITY) INFRASTRUCTURE
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As well, Recommendation No. 4 in the Crombie Report recommends the development of  a strategy for a  
system of  diverse and well-connected parks and trails, including connections to destinations in and around 
river valleys, to meet the needs of  urban and rural communities for recreation, tourism and associated eco-
nomic opportunities.   

Lastly, the importance of  this criterion is emphasized in the Crombie Report within Recommendation No. 
20 which recommends that stronger criteria be established to control settlement area expansion and ensure 
complete communities by requiring that municipal comprehensive reviews for expansion proposals include 
proof  of  availability of  existing or planned community services (schools, community centres, parks and trails).

(11) Support Planned Commercial Function of  Bolton 

Another important evaluation criterion to be considered in the BRES ROPA application is whether “The 
location of  the expansion area will support the planned function of  existing and already planned 
commercial areas in Bolton.”  This is a criterion identified by Meridian Planning on behalf  of  the Town in 
their 2013 evaluation of  the six growth options for Bolton and the Meridian analysis ranked this criterion as 
having “Low” importance which the Option 3 Team supports. 

As noted in the Meridian evaluation, 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.  

While it is noted in the Meridian evaluation that residential growth within Options 1 or 2 would most naturally 
gravitate towards the existing Bolton commercial core, it is worthwhile to note that regardless of  the settle-
ment option, the future growth of  10,348 population and 2,635 population-related jobs for 2031 would most 
likely support a new supermarket anchored shopping centre within the option area.  Specifically, as noted by 
urbanMetrics Inc. on behalf  of  the Option 3 Team (Appendix H), it would be desirable to locate a supermar-
ket anchored neighbourhood shopping centre and some convenience commercial shopping areas within the 
Option that is ultimately chosen, based on the growth projection for the area.  Moreover, this type of  retail 
development will ultimately support the kind of  complete community that is envisioned for Bolton 2031, 
including a healthy, vibrant community that supports active transportation. 

Further, the urbanMetrics memorandum (Appendix H) indicates lands in Option 1, which straddles Highway 
50, would be much more likely to support larger scale and higher order commercial and retailing, thereby re-
ducing the overall ability of  the existing Bolton commercial core to continue to attract the expenditures from 
the new growth area. In this regard, Option 3 lands are better positioned to contain local servicing commercial 
uses, thereby allowing the existing Bolton commercial core to continue to serve the new demand for higher 
order retail space.  While it is noted by urbanMetrics that Options 2, 4 and 5 would likely contain the same 
potential for this type of  local oriented commercial, with the demand for higher order retailing remaining 
available to the existing commercial areas in Bolton, urbanMetrics recognizes that an advantage of  the Option 
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3 lands is that the future GO Station can provide for more of  a transit-oriented commercial node as an ex-
citing focal point for the new community.  urbanMetrics notes that the other growth options would likely be 
developed with more traditional retail facilities. 

It is also worthwhile to note that the Option 6 lands, which are situated in the southernmost end of  Bolton, would have 
the strongest potential to gravitate towards the existing and planned commercial areas in Brampton.

If  the additional considerations are factored into a complete evaluation of  this criterion, as summarized by  
urbanMetrics, development of  the Option 3 lands would be preferred due to the unique ability to establish a  
commercial focal point around the future GO Station, and by the ability to continue to allow future higher order 
retail demand to be met in the existing Bolton commercial core and not to be replaced within the Option 3 lands.   

 
(12) Land Use Impact on Agricultural Activities

The 2013 Meridian evaluation included a criterion that assessed whether “Land use conflicts between  
development in the expansion area and normal farm practices over the long term in the  
adjacent prime agricultural area are minimal.”  Meridian Planning ranked this criterion as having “Low”  
importance and the Option 3 Team is supportive of  this ranking. 

It is important that the development of  new communities has minimal impacts on the natural environment 
and on the rural and agricultural environment.  Accordingly, this criterion is important because it assess the 
interface and potential impacts of  new development on surrounding agricultural resources and normal farm 
practices.

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. As a consequence, not all of  the lands within the six expansion areas are consid-
ered to be prime agricultural lands.  

To assist in this evaluation, this criterion included consideration for the length of  time there is anticipated 
to be interface between development within an option area and agricultural uses based on the location of  
the permanent Greenbelt boundary.  Essentially, if  there is direct interface with the Greenbelt Plan (as with 
Options 1 and 2), it is anticipated that the length of  time for interface between development and Greenbelt 
Plan boundaries is permanent.  In seeking to minimize the impacts of  that interface, Options with no direct 
interface with the Greenbelt Plan scored higher.       

In the Meridian evaluation, Options 3, 4, 5 and 6 all score equally high in the context of  this criterion and in 
this regard, the Meridian evaluation summarizes that Options 3 to 6 have about the same interface with agri-
cultural areas and Options 1 and 2 were noted to have permanent Greenbelt interface which caused them to 
score lower.

(12) LAND USE IMPACT ON AGRICULTURAL ACTIVITIES
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In addition to the Meridian evaluation for this criterion, it is worthwhile to note that Recommendation No. 
20 in the Crombie Report recommends that stronger criteria be established to control settlement area ex-
pansion and ensure complete communities by requiring that municipal comprehensive reviews for expansion 
proposals apply stronger criteria to limit the conversion and fragmentation of  prime agricultural lands.  In 
this regard, the Option 3 lands would achieve high compliance with the recommendation because these lands 
are currently bound to the west by The Gore Road, the east by the CPR Line and the south by King Street.  
With these major corridors defining the limits of  the Option area, any fragmentation of  farmland parcels is 
minimized and only relevant to the north.  Further, in this regard, the northwest boundary of  the Option 3 
lands is defined by the northern limit of  a 100 acre former farm parcel, so it only the northeast quadrant that 
is susceptible to farm fragmentation.  Option 3 presents very limited opportunity for farm fragmentation. 

(13) Considering Climate Change

It is noted in the Crombie Report that “complete communities can also help to mitigate climate change by applying the 
“net-zero” concept. This means that greenhouse gases produced from the use of  vehicles, thermal and electrical energy within the 
community would be offset by efficiency gains and clean energy.  A sufficient mix of  local shopping and local jobs would enable 
people to meet their daily needs within the community. Buildings would be better insulated, designed to take advantage of  renew-
able energy and better connected to community information, energy and transportation systems. Green spaces and street trees would 
provide a carbon sink and help to buffer extreme weather events.”9 

The concept of  considering climate change is closely tied to planning policies and directives related to complete 
communities, transit-oriented development, and active transportation.  By planning for complete 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 opens spaces (Appendix 
I).  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 minimizing 
vehicular emissions.  Specifically, 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.  

This evaluation criterion was not identified as a separate evaluation criterion in the 2013 Meridian Planning 
analysis during the BRES process; however, it is believed to be an important consideration in light of  the 
2014 Provincial Policy Statement which provides more explicit consideration and planning for the impacts of  
climate change.  

The Crombie Report has also included several recommendations related to the theme of  considering climate 
change.  Specifically, Recommendation No. 1 provides support for the development of  complete communities 
by incorporating a net-zero state by reducing energy consumption and decreasing greenhouse gas emissions.  
As well, it is recommended by the Crombie Report that stronger criteria be established to control settlement 
area expansion and ensure complete communities by requiring that municipal comprehensive reviews for 
expansion proposals include measures to reduce greenhouse gas emissions and increase resilience to climate 

9"Planning for Health, Prosperity and Growth in the Greater Golden Horseshoe 2015-2041" (December 2015, Page 51).

(13) CONSIDERING CLIMATE CHANGE
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change.  Recommendation No 14 relates to a recommendation to increase density targets for designated 
greenfield areas to support transit, low-carbon complete communities and mitigate climate change.  The 
proximity and opportunity presented by the Option 3 lands with the new future GO Station and the compact, 
transit-supportive development design that is achievable on these lands will assist in achieving this objective.
  
3.2 (B) What are the locational or other attributes of  any of  the various land areas under consideration in 
this process that either make them more suitable or less suitable to be selected by the Region for inclusion in 
the Bolton Rural Settlement Area boundary to complete the 2031A Growth Targets in Caledon?

During the BRES process undertaken by the Town, it was clear that there was support for each of  the growth 
options for differing reasons.  In fact, the 2013 Meridian evaluation of  the six options presented a method-
ology which allowed Meridian to score each growth option in the context of  each criterion.  The Meridian 
methodology and evaluation was useful and sound and ultimately contributed to Meridian (and the Town’s) 
selection of  the BRES growth area in 2014.

For the purpose of  this BRES ROPA submission, it is important to comparatively evaluate the six growth 
options for BRES as they relate to each of  the 13 proposed evaluation criteria discussed above.  The com-
mentary preceding this section of  the report and the accompanying appendices containing more detailed 
technical memorandums from the Option 3 Consulting Team provide thorough background and detail which 
contributes to the planning opinion presented below.   

3.2 (B) What are the locational or other attributes of any of
 the various land areas under consideration in this process that 
 either make them more suitable or less suitable to be selected 
 by the Region for inlucsion in the Bolton Rural Settlement Area 
 boundary to complete the 2031A Growth Targets in Caledon? 
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OPTION 1
STRENGTHS WEAKNESSES

Well positioned with potential for connectivity (road, 
pedestrian and open space) to existing urban (built-up) 
Bolton due to location on Highway 50

directly abuts Greenbelt Plan boundary so interface with 
agricultural uses will occur in perpetuity

well positioned to completes or ‘round out’ the existing 
Bolton urban area

location on Highway 50 may result in support for higher 
order commercial (thus creating more competition for 
existing Bolton commercial core) 

located close to existing community centre and system 
of diverse and well-connected parks and trails, 
including connections to destinations in and around 
Humber River Valley

not well positioned to support potential future servicing 
/ growth to the west

located far away from existing and planned 
employment areas and no impact anticipated

limited natural heritage features and contributing 
habitat that will be impacted

located within optimum response times for existing fire 
and EMS station

close proximity to existing commercial areas

provides opportunity to benefit or enhance level 
of service in the existing service areas because the 
creation of Servicing Zone 7 has the potential to 
address pressure problems in the existing community

3.2.1 Option 1

The Option 1 lands present a number of  strengths related to connectivity, minimal impact to existing and 
future employment lands, and opportunities for servicing enhancements to existing urban Bolton.  

 

3.2.1 OPTION 1
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3.2.2 OPTION 2

OPTION 2
STRENGTHS WEAKNESSES

close proximity to existing residential area in Bolton
directly abuts Greenbelt Plan boundary so interface with 
agricultural uses will occur in perpetuity 

completes or ‘rounds out’ the existing Bolton urban 
area

not well positioned to support potential future servicing / 
growth to the west

best positioned (located furthest away) from existing 
and planned employment areas and no impact 
anticipated

limited natural heritage features and contributing 
habitat that will be impacted

located close to existing community centre and system 
of diverse and well-connected parks and trails, 
including connections to destinations in and around 
Humber River Valley

located within optimum response times for existing fire 
and EMS station

close proximity to existing commercial areas

provides opportunity to benefit or enhance level 
of service in the existing service areas because the 
creation of Servicing Zone 7 has the potential to 
address pressure problems in the existing community

The Option 2 lands are also well positioned in the context of  connectivity, distance from existing and future 
employment lands, and ability to contribute to servicing enhancements and benefits to the existing urban area 
in Bolton.
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3.2.3 OPTION 3

OPTION 3
STRENGTHS WEAKNESSES

demonstrates commitment to Provincial policies related 
to TOD

time delay for fire / EMS response when grade crossing(s) 
occupied by trains

best positioned to have direct impact on timing to 
secure new Bolton GO train station development 
and related services (Metrolinx considers ‘advanced 
planning’ an important criterion)

provides unique opportunity to build a multi-use 
transit hub facility and provides best opportunity for 
integration with pubic transit

helps alleviate traffic on Highway 50 by providing 
alternate mode of transit

provides opportunity to integrate multiple modes
of transit in the region (including GO Trains and bus 
services) in order to provide better connectivity and 
access across the region

best positioned to provide a healthy complete 
community through reducing the burden of social, 
economic and health stresses (by reducing traffic 
congestion, lowering greenhouse gas emissions, 
mitigating against climate change)

best positioned to provide a transit-oriented 
commercial focal point / node

provides opportunity for new east/west collector road 
to Emil Kolb Pkwy, thereby enhancing connectivity 
opportunities

well positioned to encourage active transportation 
(healthy, complete community) via King Street and Emil 
Kolb Pkwy, thereby providing the means to interconnect 
active transportation networks and facilities within the 
new community to the existing built- up area of Bolton 
to the east

The Option 3 lands offer a number of  unique advantages, owing to their location adjacent to the future GO 
station. Specifically, these lands are best positioned to provide a transit-oriented, complete and healthy community. 
Further, selection of  these lands will demonstrate a commitment to the Province’s objective to develop tran-
sit-oriented development and will ultimately have a direct impact on timing to secure the new Bolton Go station 
and related services. There are also shared servicing benefits to the existing urban area and to future growth area 
around Bolton, and there is no anticipated impact to existing or planned employment areas.
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OPTION 3 Continued
STRENGTHS WEAKNESSES

provides best opportunity for compact development
and to increase densifty (near GO)

located some distance from existing or planned
employment lands so minimal to no impact anticipated

limited natural heritage features and contributing 
habitat will be impacted

provides opportunity to benefit or enhance level of 
service in the existing service areas and in future
growth areas because the creation of Servicing Zone 
7 has the potential to address pressure problems 
in the existing community and reduce the cost of 
extending services to Options 1 and 2 lands and 
lands to north and west of Option 3

servicing strategy for Option 3 identifies an alternate 
preferred sanitary servicing strategy is available 
through extending the Colerain Drive Trunk Sewer 
along Healey Road and Humber Station Road which 
reduces capital cost, avoids two rail crossings and 
allows for Options 4 and 5 to be serviced in the future

located close to system of diverse and well-connected
parks and trails, including connections to destinations
in and around Humber River Valley
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3.2.4 OPTION 4

OPTION 4
STRENGTHS WEAKNESSES

limited interface with existing or planned employment 
lands so minimal impact anticipated

located far from existing residential area in Bolton so 
limited connectivity opportunities

contains an east-west watercourse in southern end that 
will have an impact on community design

time delay for fire / EMS response when grade 
crossing(s) occupied by trains

no potential to service the Rounding Out Areas

does not provide any direct servicing benefit to existing 
residents

The Option 4 lands are not anticipated to have a direct impact on existing or planned employment lands and 
they have a degree of  connectivity to the existing community through their proximity to the Johnston Sports 
Park. These lands do not provide an opportunity to service the 3 Rounding Out areas and do not provide any 
servicing benefits to existing residents in Bolton.
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3.2.5 OPTION 5

OPTION 5
STRENGTHS WEAKNESSES

well positioned with respect to being economical to 
service because has the potential to service a number of 
areas beyond Option 5, for relatively low capital cost

located far from existing residential area in Bolton so 
limited connectivity opportunities

located far from existing community infrastructure (so 
more costs anticipated to establish community facilities, 
etc.)

abutting existing and planned employment areas so 
impact to future employment opportunities is anticipated

well positioned to be considered for future employment 
lands

time delay for fire / EMS response when grade 
crossing(s) occupied by trains

no potential to service the Rounding Out Areas

does not provide any direct servicing benefit to existing 
residents

The Option 5 lands are well positioned as it relates to servicing since they have the potential to service other 
growth areas; however, these lands have limited connectivity opportunities to the existing community and they 
are well positioned to be considered for future employment uses.
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3.2.6 OPTION 6

OPTION 6
STRENGTHS WEAKNESSES

most economical to service (water, wastewater)
located furthest from existing residential area in Bolton so 
limited connectivity opportunities

general lack of complexity as it relates to existing 
natural heritage features on site

located furthest from existing community infrastructure 
(so more costs anticipated to establish community 
facilities, etc.)

strongest potential to have population gravitate to 
commercial areas in Brampton, due to proximity

best positioned for future employment land (rather than 
residential) due to adjacent employment lands, existing 
goods movement corridors, proximity and cost to service

there is a strong potential that if these lands are 
developed for residential lands, this could block 
the ability to develop further employment lands in 
Bolton; the impact of this would be a loss of municipal 
revenues, job creation and less balanced non-residential 
assessment base

time delay for fire / EMS response when grade 
crossing(s) occupied by trains

impacted (and currently partially frozen) by future GTA 
West corridor

more economical to service, therefore best to service for 
‘more sensitive’ industrial lands

no potential to service the Rounding Out Areas

does not provide any direct servicing benefit to existing 
residents

The Option 6 lands are best positioned for future employment lands owing to a number of  factors, including 
their location adjacent to the existing employment lands in Bolton, their southerly location making them more 
accessible to traffic from the urban areas to the south (including Mayfield Road and Brampton’s future 427 
Employment Area), their proximity to the GTA West corridor, and their relative ease in connecting to hard 
services. Moreover, development of  these lands for residential uses will preclude the development of  adjacent 
lands for future employment growth, thereby creating negative impacts related to loss of  municipal revenues, 
loss of  job creation and less balanced non-residential assessment base.
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The selection of  a BRES ROPA growth area for 2031A growth should provide the strongest potential for 
a healthy, livable, complete community that provides a variety of  housing types, transit opportunities, active 
transportation opportunities and recreation opportunities, while supporting individual and community health. 
If  this can be successfully achieved, infrastructure costs will be lower since the community will be designed as 
a compact community taking advantage of  existing community infrastructure where possible, and helping to 
 decrease greenhouse gas emissions and energy use, thereby working towards becoming a net-zero or low- 
carbon community.

Table 4 provides a comparison of  the 2013 Meridian scoring for each of  the six growth option areas to a mod-
ified scoring by the Option 3 Team (using the same methodology), including the three new criteria noted above 
and assigning slightly different ‘levels of  importance’ rankings to certain criteria, as discussed and sup- ported in 
the above text and in the technical appendices.

When the Meridian 2013 evaluation is analysed, the highest rating for Option 6 was related to cost of  servicing 
infrastructure, but that cost needs to be quantified and balanced against the benefits of  accelerating GO rail 
service to Bolton and developing a complete, livable community. As this report demonstrates, it is important to 
understand that making urban boundary expansion decisions based primarily on the cost of  servicing no longer 
represents the best planning approach, and that modern and intelligent planning requires the careful consider-
ation of  a multitude of  factors to ensure the right decisions is made.

Options 5 and 6 are noted to be the most economical to service. Further, it is recognized that Options 5 and 6 
are most likely the lands to be considered for future employment growth given their proximity to existing and 
planned employment in Bolton already, and their proximity to the Mayfield Road Goods Movement Cor- ridor, 
Brampton’s future 427 Employment Area and the planned GTA West corridor. Further, as noted in this report, 
industrial land commands a much lower value than residential land and, accordingly, industrial land is much more 
sensitive to servicing costs than residential land. It should then be considered that it would make more economic 
sense to reserve the lands which are most easily serviced (i.e. Options 5 and 6) for needed employment land uses, 
rather than to develop those lands that are easily serviced for future residential uses. However, it is recognized 
that more detailed study should be undertaken to determine the most appropriate areas for new employment 
growth in Caledon, and to account for the latest absorption and the 2041 employ- ment growth targets that have 
not yet been allocated. Accordingly, it is most appropriate that the Option 5 and 6 lands be preserved to allow the 
Town of  Caledon’s ‘Whitebelt’ Study to proceed. As well, these lands should be preserved for the point in time 
where a decision is made with respect to the Province’s GTA West Study, since close proximity to this important 
corridor is essential for employment growth.

The criteria discussed in this report are intrinsically related and Option 3 achieves may of  these on an excep- 
tional basis. The concept of  healthy communities is closely tied to planning policies and directives related to 

3.3 (C) Which lands should be included in the 2031a Bolton Rural  
 settlement area boundary, and why should this conclusion be  
 considered appropriate by Regional Council?
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TABLE 4
FINAL COMPARITIVE EVALUATION

MERIDIAN PLANNING ASSESSMENT (2013) BRES 3 TEAM ASSESSMENT (2016)
CRITERIA DESCRIPTION CRITERIA # IMPORTANCE SCORES IMPORTANCE SCORES COMMENT

4 Municipal Financial 
Impact

Establish Rail Transit 
Opportunity1

2 Promote Healthy & 
Liveable Communities

3 Impact on 
Employment Lands

5 Logical Extension to 
Urban Area

6
Capacity in Road 

System to 
Accommodate 

Growth

7
Minimize Extensive 
Servicing for Future 

Development

8
Impact On 

Comprehensive 
Planning Studies

9
Impact on 

Development 
Potential By Existing 
(Natural) Features

11
Support Planned 

Commercial Function 
of Bolton

Optimize Existing & 
Planned Community 

Infrastucture
10

12 Land Use Impact on 
Agricultural Activities

13 Considering Climate 
Change

TOTAL SCORES

4

7

3

1

6

LOW

LOW

not applicable (new criteria)

HIGH

HIGH

MEDIUM

MEDIUM

HIGH

MEDIUM

MEDIUM

LOW

8

5

2

9

10 LOW

LOW

HIGH

HIGH

HIGH

HIGH

MEDIUM

MEDIUM

not applicable (new criteria)

not applicable (new criteria) LOW

Maintained Meridian 
Planning "Importance" 

and "Scores"

New Criteria added.  Refer 
to appended BA Consulting 

Group memorandum.

Updated "Scores".  Refer 
to appended UrbanMetrics 

memorandum.

New Criteria added.  Refer 
to appended UrbanMetrics 

memorandum.

Maintained Meridian 
Planning "Importance" 

and "Scores"

Updated "Scores".  Refer 
to appended BA Consulting 

Group memorandum.

Updated both 
"Importance" and 
"Scores".  Refer to 
appended Burnside 
memorandum.

Maintained Meridian 
Planning "Importance" 

and "Scores"

Updated "Importance".  
Refer to appended Beacon 

Environmental 
memorandum.

MEDIUM

MEDIUM

LOW

LOW
Maintained Meridian 
Planning "Importance" 

and "Scores"

Updated "Scores".  Refer 
to appended UrbanMetrics 

memorandum.

Maintained Meridian 
Planning "Importance" 

and "Scores"

New Criteria added.  Refer 
to appended BA Consulting 

Group memorandum.
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complete communities, transit-oriented development, active transportation and climate change. By planning 
for complete 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, recre- 
ation and open spaces. Further, by supporting transit-oriented development and encouraging the extension 
of  the GO Train service to Bolton, the Region will be confirming to the Province that it supports Provincial, 
Regional and local policy directives with respect to mobility hub / GO station and related transit oriented 
development in Bolton.

As noted by Option 3 Team Consultant Gary McNeil of  McNeil Management Services, “Option 3 is the 
only Option that fully supports transit-oriented development, and encourages the extension of  GO 
train service on CPR’s MacTier Subdivision.” (Appendix B). By supporting the Option 3 lands for BRES 
2031, the Region of  Peel will be confirming to the Province that it supports transit-oriented development and 
wants GO train service to continue to be a priority for the Region’s future growth and development. Further-
more, pursuant to infor- mation provided by Metrolinx at a recent BILD seminar entitled “New Stations & 
What You Need to Know: How Metrolinx Selects, Designs and Builds New GO Stations” (January 25, 2016), 
the process undertaken by Metrolinx to secure and develop new stations includes placing reliance on advanced 
planning including Offi- cial Plans, Secondary Plans, and station area plans. In fact, it was specifically noted by 
Ms. Leslie Woo (Chief  Planning Officer from Metrolinx) that advance planning is very important to demon-
strate ridership and the municipal desire for GO train service.

The Option 3 lands demonstrate the highest adherence to implementing the Crombie Report (“Planning 
for Health, Prosperity and Growth”). It is noted in that report that new developments in greenfield areas 
should be designed as complete communities that provide jobs, housing, transit and recreation opportunities, 
while supporting individual and community health. It is noted that infrastructure costs are lower for compact 
communities and greenhouse gas emissions and energy use can be decreased in compact communities. The 
Crombie Report focuses on opportunities for increasing the density of  housing and job opportunities in new 
development areas to create well-designed, healthy and transit-supportive communities, encouraging a great- 
er mix of  housing types, including affordable housing, increasing focused investment in transit initiatives to 
support complete communities, and increasing efforts on transportation demand management, active trans- 
portation and transit integration. As demonstrated in Appendix A in this report, there is extensive synergy and 
overlap between the BRES Meridian 2013 Criteria and evaluation, and the Recommendations contained in the 
recently released Crombie Report.

With the recognized community-wide importance of  a GO Station and transit hub, the Option 3 lands offer 
an opportunity to establish elements for a community that create an innovative, pedestrian friendly, transit-ori- 
ented community with mixed-uses and a variety of  housing types and densities and amenities which will be 
beneficial to all of  Bolton and Caledon. While it is acknowledged that greenfield development in the context 
of  any of  the six growth options for BRES will provide the opportunity and flexibility for determining the 
location and form of  density distribution through community design, the Option 3 lands are superior in their 
ability to promote patterns that encourage complete communities because of  the lands’ close proximity to the 
future GO station and the mobility hub nucleus that will ultimately evolve.
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As noted above on Table 4 and summarized here more succinctly in Table 5, when the Meridian quantita- 
tive methodology is applied to the six option areas, and even when this methodology is slightly modified to 
account for three new criteria (which augment the original BRES evaluation), the Option 3 lands score the 
highest and make the most logical choice for the BRES 2031 residential growth area.

Based on the technical planning evaluation contained in this submission, the Option 3 lands are best suited to 
accommodate settlement area expansion for 2031 and it is in the public interest to finalize the implementation 
process through the appropriate Regional and local official plan amendments.

TABLE 5 - OVERALL EVALUATION SCORING

OPTION MERIDIAN 2013 
SCORE

‘MODIFIED’ 2016 
SCORE

1 1016 1264

2 891 996

3 1055 1501

4 801 1195

5 733 952

6 667 630
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The following recommendations are presented for the Region of  Peel’s consideration: 

 It is recommended:

1. That this submission prepared on behalf  of  the Option 3 landowner group be received;

2. That Council for the Region of  Peel expressly supports the on-going BRES process led by
 the Town of  Caledon as the appropriate means to allocate 2031A growth forecasts, including  
 the application the ten criteria employed by Meridian Consulting, including:

 • Establish Rail Transit Opportunity
 • Impact on Employment Lands
 • Logical Extension to Urban Area
 • Capacity in Road System to Accommodate Growth
 • Minimize Expensive Servicing for Future Development
 • Impact on Comprehensive Planning Studies
 • Impact on Development Potential by Existing (Natural) Features
 • Optimize Existing and Planned (Community) Infrastructure
 • Support Planned Commercial Function of  Bolton
 • Land Use Impact on Agricultural Activities

3. That the following three additional criteria also be included in the Region’s evaluation to recognize  
 current and emerging priorities, including

 a. Promote Healthy and Livable Communities;
 b. Municipal Financial Impact;
 c. Considering Climate Change.

4. That Region of  Peel Council endorse the selection of  the Option 3 lands as the most appropriate  
 location to accommodate growth in accordance with 2031 forecasts subject to the results of  a  
 statutory public meeting;

5. That the Region of  Peel Council schedule a statutory public meeting as soon as possible to consider  
 the Option 3 lands for the residential expansion of  the Bolton Settlement Area;

6. That subject to the results of  the statutory public meeting, Regional staff  be directed to expedite  
 the requisite ROPA to implement the approval of  the Option 3 lands;

4.0 IMPLEMENTATION RECOMMENDATIONS
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7. That Region of  Peel Staff  be directed to support the Town of  Caledon in the preparation of  a   
 secondary  plan for the Option 3 lands;

8. That the Region of  Peel Council request the Provinceof  Ontariotore-initiate the GTA West Corridor  
 planning exercise to improve goods movement and employment growth in Peel and in particular 
 the south Albion-Vaughan Industrial Area including but not limited to Option 6 lands; and

9. That Region of  Peel direct staff  to work with the Town of  Caledon and Metrolinx to advance the  
 planning and implementation of  Bolton GO Transit service within the Option 3 lands.

This report firmly provides the basis for the confirmation that the Option 3 lands are best suited 
to accommodate allocated growth for settlement area expansion.  The report also confirms that the 
original Town of  Caledon  planning process, conducted by Meridian Planning, was comprehensive, 
transparent and was clearly in the public interest in reaching this same conclusion.  We have suggested 
only minor augmentation to the original ten assessment criteria with 3 new criteria as outlined above, 
to address current and emerging planning priorities.   The report concludes with a series of  recom-
mended implementation procedures to advance the approval process for the Option 3 lands and other 
supporting transit/transportation and land use planning strategies.

Respectfully submitted on behalf  of  Option 3 Team:

Karen Bennett, MCIP, RPP
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