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Dear Mr. Criger:

Re: Proposed Amendment to the Region of Peel Official Plan
Bolton Residential Expansion
Town of Caledon, Peel Region
Peel File: ROP-14-002
MMAH File No. 21-EOPA-143182

Thank you for the opportunity to review and provide comments on this proposed
Regional Official Plan Amendment ("ROPA"). The Town of Caledon ("Town") -
initiated ROPA proposes a 211.87 hectares (185 hectares of developable lands)
settlement boundary expansion to the community of Bolton to accommodate a
portion of their 2031 population and employment allocation from Peel Region's
(Region) Growth Plan for the Greater Golden Horseshoe ("Growth Pian") conformity
exercise, Regional Official Plan Amendment ("ROPA 24"). The intent of the
amendment is to modify the Regional Official Plan by:

• Adding a new paragraph after the first paragraph in Section 5.4.3 (preamble)
that speaks to the expansion of the Bolton Rural Service Centre;

• Adding a new subsection 5.4.3.2.9 that provides policy direction for the
Bolton Residential Expansion area; and

• Expanding the boundary of the Bolton Rural Service Centre on Schedules B,
D, 01, 03, 04 and Figure 2.

While it is recognized that the ROPA and its supporting documentation have been
prepared by the Town, the Region will need to ensure that this amendment is
consistent with the policy direction contained in the 2014 Provincial Policy Statement
("PPS") and conforms to the Growth Plan. Based on the above, our comments focus
on matters related to growth management, affordable housing, and protection of
prime agricultural areas and habitat of endangered species and threatened species.
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Please also refer to Appendix lA' for some technical comments on the ROPA and its
supporting documents for the Region's consideration.

Growth Management
Population and Employment / Land Needs
In 2011, the Region prepared a land budget as part of its Growth Plan conformity
exercise, which was implemented through ROPA 24. The land budget allocated
108,000 people and 46,000 jobs to the Town to 2031 and identified 609 hectares of
net developable land that may be required for settlement area expansions.

To date, the Region has approved two settlement area expansions in Caledon:
Bolton Employment Expansion (ROPA 28) and Mayfield West Expansion Phase"
(ROPA 29), both of which have been appealed to the Ontario Municipal Board.
Cumulatively with this proposed ROPA, 592.3 of the 609 hectares of net developable
land identified in the Region's land budget will be allocated. The Region will need to
ensure that proposed settlement area expansions do not exceed the land allocation
demonstrated through its land budget.

Greenfield Density
With respect to the density target within designated greenfield areas, ROPA 24
requires the Town to achieve a minimum density of 42 residents and jobs combined
per hectare so that the Region overall can achieve the Growth Plan's requirement of
50 residents and jobs per hectare. In addition, ROPA 24's land budget determined
that a maximum of 21,500 persons and 11,000 jobs could be accommodated within
Caledon's 609 hectares settlement area expansions with a minimum density target
of 53.4 persons and jobs combined per hectare. Table 1 of the Planning Justification
Report indicates that the Bolton residential expansion proposes to allocate 10,615
people and 2,634 jobs on 185 hectares of developable lands. This would result in a
density target of 71.5 persons and jobs combined per hectare.

The Ministry is concerned whether the proposed density target can be realistically
achieved. As such, the Ministry is looking for an update from the Region regarding
how it is moving forward with its performance monitoring framework outlined in
Section 7.9 of its Official Plan to ensure that the density targets are/will be met. It is
assumed that the Town also plans to include in its official plan minimum density
targets within various land use designations to achieve the targets.

Financial Viability
Policy 2.2.8 e) of the Growth Plan requires that a settlement expansion demonstrate
that the infrastructure needed "to accommodate the proposed expansion can be
provided in a financial and environmental sustainable manner". As part of the
application, the Town has had a fiscai impact assessment prepared and proposes
Policy 5.4.3.2.9.1 that speaks to the availability of regional services and financial
agreements. In accordance with the Growth Plan, the Region will need to ensure
that its infrastructure can be provided in a financially sound manner prior to approval
of the ROPA.
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Affordable Housing
Given the significant residential component ot this proposed settlement expansion, it
is suggested that the Region consider how it will address affordable housing in
accordance with the PPS and work toward achieving the Town's minimum housing
targets for social housing, affordable housing, market rental and affordable
ownership and market ownership, as contained in Table 4 and Figure 17 of the
Region's Official Plan.

Agriculture
Removal of Land from Prime Agricultural Areas
Policies 2.2.8.2 f) of the Growth Plan and 1.1.3.8 c) of the PPS outline the criteria for
a planning authority when considering removal of lands from prime agricultural area
for a settlement area boundary expansion. On review of the Agricultural Impact
Assessment, dated June 11,2014, it appears that the Region's Land Evaluation and
Area Review (LEAR) study/data has not been considered in the proposed settlement
area boundary expansion ..

The LEAR study began in 2013 and the Town's Development Approval and Planning
Policy Department report to Caledon council in 2012 (DP-2012-053) said, "In view of
the projected increase in population to 2031, growth will be accommodated outside
of the current urban boundaries, necessitating expansion into rural and agricultural
areas. The Region and Town also have policies to protect lands with high
agricultural productivity and capability for agriculture. This LEAR will ensure that the
lands with the highest potential for agriculture will be identified and protected. It will
provide information for decision making ensuring that, where possible, planned
growth is directed to lands with lower agricultural capacity."

The LEAR study is based on systematic, property-specific, weighted analysis of
criteria and factors considered important by Town and Regional planning staff and
members of the Peel Agricultural Advisory Working Group. Ontario Ministry of
Agriculture, Food and Rural Affairs staff advised that they had provided technical
input related to completion of the LEAR and that the Region and Town hosted a
public meeting on April 3, 2014 to present initial results. The Region and Town are
also hosting a public information open house on April 7, 2015 to receive feedback on
the study.

It is recommended that this ROPA address the findings of the LEAR to inform the
Region's decision as to whether the proposed settlement expansion conforms to the
Growth Plan and is consistent with the PPS.

Minimum Distance Separation ("MDS")
Policy 1.1.3.8 d) of the PPS outlines that planning authorities may only allow a
settlement area boundary expansion where it is in compliance with MDS formulae. It
is recommended that Policy 5.4.3.2.9.4 be revised to reflect the MDS policy
language approved by the Region in ROPA 29 in collaboration with the Province and
Town.
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For example, part b) should be modified to read as follows: "b) Prohibit development
within the setback. If and when the livestock and manure storage facilities €eases-te
operate that are creating the setback area are removed, thus eliminating the need
for the setback, development may proceed in accordance with ... ".

A new part c) should also be inserted as follows: "c) Recognize that lands within the
setback area will be considered a Type A Land Use for the purpose of applying
Provincial MDS 2 Formula.".

Should the ROPA be approved, the Region is also requested to circulate the Town's
implementing draft official plan amendment as it relates to the MDS policies. to the
Ministry of Municipal Affairs and Housing for provincial review and comment.

Mitigation
PPS policy 1.1.3.8 e) and 2.2.8 g) of the Growth Plan require that impacts from new
or expanding settlement areas on agricultural operations which are adjacent or close
to the settlement area are mitigated to the extent feasible. In response to these
policies, Section 8.2 of the Agricultural Impact Assessment Part B report
recommends several mitigation measures to reduce potential impacts to agricultural
operations in the vicinity of the proposed settlement area expansion. However, there
is no confirmation in the ROPA or in the supporting Planning Justification Report
that these mitigation measures will be implemented.

While it is recognized that many of the recommended mitigation measures would be
best implemented through local planning, acknowledgement that this is to occur
would be beneficial. Since this is not documented, the Region will need to ensure
that the recommendations in the Agricultural Impact Assessment - Part B, Section
8.2 are fully considered through the Town's local planning instruments.

Habitat of Endangered Species and Threatened Species
The Bolton Residential Expansion Study - Background Environmental Study
analyzes the surface water, groundwater, stream and headwater, aquatic, and
terrestrial resources for the expansion lands. The study makes reference to five
Species-at-Risk that have been recorded in the area (page 31): Redside Dace,
Butternut. Bobolink, Eastern Meadowlark, and Snapping Turtle.

It is our understanding that the Consultants for the Town have approached the
Ministry of Natural Resources and Forestry (MNRF) to determine what field work
may be required to address the potential loss of habitat regulated under the
Endangered Species Act in a comprehensive manner. The Region will need to
ensure that a decision on this ROPA is consistent with Policies 2.1.5 and 2.1.7 of the
PPS as it relates to significant wildlife habitat, and habitat of endangered species
and threatened species.

Furthermore, the Region should be aware that there are two provincially significant
wetlands adjacent to the proposed settlement area expansion. Any future
development should ensure that there are no negative impacts to the provincially
significant wetlands or their ecological functions as per Policy 2.1.8 of the PPS.
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MNRF has also advised that a heron rookery may exist adjacent to lands identified
as "Rounding Out Area A" which should be confirmed.

Thank you for the opportunity to comment on this proposed Regional Official Plan
Amendment. If you have any questions, please do not hesitate to contact Darryl
Lyons at 416-585-6048 or darryl.lyons@ontario.ca.

Yours truly,

5QJ~IP' RPP,
Senior Planner, Planning Projects
Municipal Services Office - Central

cc. M. Hall, Town of Caledon
M. Harris, Ontario Growth Secretariat
S. Strong, Ministry of Natural Resources and Forestry
J. Van de Valk, Ontario Ministry of Agriculture, Food and Rural Affairs
A. Graham, Ministry of the Environment and Climate Change
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Appendix 'A' - Technical Comments

1. Part A - Preamble, Municipal Comprehensive Review (Page 6)
In the 2nd paragraph, the amendment indicates that "A secondary plan will be
prepared in the form of an official plan amendment at a later time to fulfill all the
requirements of the MeR ... ". It is recommended that this language be clarified
as the Planning Justification Report indicates that the Municipal Comprehensive
Review requirements have been addressed.

2. It is recommended that proposed policy 5.4.3.2.9.1 include an element regarding
asset management planning and ensuring that the infrastructure is available to
meet current and projected needs as per Policy 1.6.1 of the PPS.

3 Part B the Amendment - under "b) Amendment to the Schedules & Figure" (Page
13), it appears that item "7" should be modified to read, ';Figure 2 is amended by
including the "Bolton (2031) Residential Expansion Area" within the Rural
Settlement Boundary."

4 Amendment Schedules:
o Schedules B, 0, 03, 04 and Figure 2 include the Bolton Employment

Expansion (ROPA28) and the Mayfield West Phase II Expansion (ROPA
29). Given that these matters are before the Ontario Municipal Board, it is
recommended that they be labelled accordingly so that the public is aware
that they are not in effect.

o Similar to above, Schedule 01 identifies the Bolton Employment
Expansion, which should be labelled accordingly, as the matter is before
the Ontario Municipal Board and not in effect.

5. The Ministry of Environment and Climate Change recommends that the Town
use the D-Series guidelines to ensure land use compatibility and separation
distance requirements are met when implementing local planning approvals.
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