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Steven C. Ferri 
Tel: (416) 748-4752 

Email: sferri@loonix.com 
VIA E-MAIL                  
 
October 7, 2016   
 
Regional Council 
Region of Peel  
10 Peel Centre Dr. Suite A 
Brampton, ON 
L6T 4B9 
 
Attention: Kathryn Lockyer, Regional Clerk  
 
Dear Mr. Chair and Members of Council, 
 
RE: Bolton Residential Expansion Regional Official Plan Amendment 
 Bolton North Hill Landowners Group  

Supplement to September 27, 2016 Written Submission 
 
As you are aware, we are the lawyers for the Bolton North Hill Landowners Group. I write further 
to correspondence from our office dated September 27, 2016 and the report prepared by 
Bousfields Inc. entitled “Bolton Residential Expansion Submissions 2016” which was enclosed 
therewith (the “BNHL Submission”).  
 
Attached, along with this covering letter, is an updated copy of the BNHL Submission which has 
been expanded to include technical feasibility analysis undertaken by CF Crozier & Associates, 
the engineering consultant engaged on behalf of the BNHL. An executive summary of the 
technical report has been added as Section 6 to the BNHL Submission and a full copy of the 
report is included as Appendix B. 
 
On behalf of the BNHL we again thank Council for its time and consideration.  
 

Yours truly, 
LOOPSTRA NIXON LLP 

 
 
 
 
 

Per: Steven C. Ferri 
 
cc.  Andrea Warren, Manager – Development Services, Peel Region 
 Adrian Smith, Manager – Integrated Planning, Peel Region 
 planpeel@peelregion.ca 
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1.0 GENERAL OVERVIEW

This report has been prepared on behalf of the Bolton North 
Hill Landowners Group (“BNHL”), a group of seven landowners 
whose lands comprise approximately 98.5 developable 
hectares within the existing whitebelt area in north Bolton 
(see Figure 1 – the BNHL Ownership Lands Map). A full list of 
landowners is attached as Appendix A to this report.

BNHL has been pursuing an expansion to the Bolton urban 
boundary for almost two decades, with a 1997 Ontario 
Municipal Board decision acknowledging that the inclusion 
of the BNHL lands provided a suitable solution for resolving 
future land needs. 

The BNHL ownership makes up about 50% of the Option 1 
expansion area lands and the southerly portion of the Option 
2 lands along the Columbia Way frontage. 

The purpose of this report is to provide land use planning 
input into a comprehensive response to the ongoing Bolton 

report reviews the various expansion scenarios recommended 

scenarios in comparison to an expansion of Hybrid Option 1/2 
which is shown in Figure 2 – Hybrid Option 1/2.

is most impacted by the GTA West Corridor – we question why 
lands which may well be required for the right-of-way (and 

infrastructure would be given an urban designation and 

existing residential community – they do not form a logical 
extension to the existing community. Thirdly, the introduction 
of “sensitive land uses” (residential and supporting services) 
immediately adjacent to planned employment lands may not 
be in keeping with provincial policies, nor supportive of the 
proposed industrial uses. In particular, the delays caused 
through the resolution of the GTA West Corridor alignment(s) 
will mean that growth in this area cannot occur in a timely 

population targets. 

Figure 2 - Hybrid Option 1/2



 HYBRID OPTION 1/2

 HYBRID OPTION 1/2

Highway 50

Columbia Way

Figure 3 - Existing Roads and Transit Stations

Figure 4 - Emil Kolb Parkway

This is not to suggest that planning for West 
Bolton should not be initiated. Rather, we are 
recommending that there should be a two pronged 
approach to planning for the urban expansion of 

of the expansion area in order to accommodate 
development to 2031. We are also recommending 

long range planning of the lands within West Bolton 
for the period 2031 and 2041 – which would not 
prejudice the GTA West Corridor EA process.

In summary, this report concludes that Hybrid 
Option 1/2 should be supported as the preferred 

expansion option for the reasons stated below. 
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2.0 SUMMARY JUSTIFICATION FOR HYBRID  
OPTION 1/2 OVER OTHER OPTIONS

Hybrid Option 1/2 is the only option to demonstrate that it can achieve 2031 

population target – The appropriate long-term planning for lands located in West 

Bolton is dependent upon a larger vision for West Bolton, which will be shaped by 

the ultimate alignment of the GTA West Corridor. By contrast, Hybrid Option 1/2 will 

complete the build-out of the existing Bolton residential area and is not constrained 

Cost effective - BNHL is an experienced and coordinated landowners group which 

understands the importance of cost recovery related to expansion, and is willing 

to participate in the necessary cost sharing arrangements, whether it be through 

this conclusion is not based on a thorough analysis of the cost recovery options 

available and also only recognizes the costs associated with hard services (primarily 

water and wastewater) and ignores the full range of costs, including transportation 

and population-related soft costs. In addition, there has been no consideration for 

the cost implications  relating to land acquisition related to the GTA West Corridor 

Closest to existing community facilities and parks –Hybrid Option 1/2 is well 

integrated into the existing residential area and is therefore located in proximity to 

existing soft services, including two secondary schools, an elementary school, the 

nearby North Hill conservation area and associated trail network running through 

Figure 5 – Caledon Trails Map). 

Resolves existing servicing issues in Bolton – The infrastructure upgrades 

associated with an expansion of the Hybrid Option 1/2 will resolve existing 

over 1,000 homes in north Bolton. 

Most Transit supportive and only option with existing transit service – Hybrid 

Option 1/2 is currently served by GO bus service and is the only option being 

considered with any access to existing transit service. (Figure 3 – Existing Roads 

Access to recently constructed Emil Kolb Parkway

recently completed, providing good access to new development in Hybrid Option 

Figure 4

 – The criteria for assessing the 

Hybrid Option 1/2. The exception being the criteria based on misconceptions 

related to cost and cost-recovery as well as impacts on long-term urban structure. 

Completing the build-out of North Bolton would have less potential impact on the 

potential urban structure than any other option. West Bolton should be planned as 

one comprehensive area after the GTA West Corridor EA has been completed and 

Figure 5 - Caledon Trails Map
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Figure 6 - GTA West Corridor Study Area
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of whitebelt lands – The 1997 Ontario Municipal Board 
decision did not include residential expansion onto the 
Hybrid Option 1/2 lands in order to allow the Town to initiate 

decision, the OMB noted that once the other nodes have been 
established it would be likely that the Region and Town would 

the Greenbelt, before providing for new isolated pockets of 
residential development in West Bolton.

Will not be delayed by pending Provincial projects – Hybrid 
Option 1/2 will involve a logical extension of Bolton, whereas 

which recognize the importance of the corridor and does not 
permit development within the corridor. The same recognition 

preventing the Town of Caledon from meeting their population 
Figure 6

Figure 7

 
– Many of the arguments for expansion options in West 

impact the nature and density of development which would 
Figure 7 - Brampton SP47 Land Use Map

occur in the short term. Delaying development in the west until there is greater 
certainty with respect to the provision of higher order transit would permit a more 
appropriate and integrated implementation of transit oriented development The 

which scored options higher based on proximity to higher order transit. On a re-
evaluation of this criterion, none of the options would score well, but with Option 1 

Other options introduce potential impacts on future residents and/or 
employment areas whereas Hybrid Option 1/2 is compatible with adjacent land 
uses and will support local economy – Many of the options introduce new residential, 
primarily low density, residential development directly adjacent to large existing and 
planned employment areas, which may result in issues related to sensitive land uses, 

approval from the MOE (due to potential noise, odour or other contaminant impacts and 
related complaints that can put real pressure on business operations and expansions). 
By contrast, the Hybrid Option 1/2 lands are located nearby to the existing commercial 
business district and in proximity to jobs and result in a compatibile arrangement of 
land uses. 
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3.0 POLICY BASIS FOR BOLTON BOUNDARY EXPANSION

The 1997 Caledon OPA 114 OMB Decision

OMB approved a “tri-nodal” approach to settlements within Caledon, including the 

one of the appellants and was seeking an expansion to permit development on its 

lands, partly based on the approach at that time which was referenced as mandating 

The ultimate decision was to approve the “tri-nodal” approach and leave the 

expansion of Bolton for the future. The Board referenced an agreed to statement 

of facts indicating that there would be no problem with servicing the lands in North 

Bolton. The Board concluded as follows:

• “the Town should be allowed to pursue its “tri-nodal concept” for at least ten 
years. This should allow for a fair test of the concept over a varied market and 
economic conditions.

• If after that time, the tri-nodal concept is not working, the Town and Region will 

receptive to looking at the Hybrid Option 1/2 lands as part of the solution.

• The only way in which development should proceed north of Columbia Way in the 
foreseeable future is if an “easterly” BAR is approved and constructed south of 

similar to the current function of Columbia Way.”

The above statements of the Board acknowledge the logic and appropriateness of 

forms the “hard edge” in terms of policy for Hybrid Option 1/2.

OPA 226

the GTA West Corridor EA.
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4.0 BOLTON EXPANSION RECOMMENDATIONS

Summary of Bolton Boundary 
Expansion Process
At the outset, in 2012, the objective focused on the need 

population as well as approximately 2,500 new jobs in 

Bolton Community. As the process moved forward, the 
focus was a broadened to include Regional interests 
as well. 

Despite evaluations of the Option Lands using the 
same set of applicable public policies, the solutions 
proposed seemed to respond to a subjective emphasis 

on differing objectives. Thus:

• 
(quite understandably) the priority most popular 
to the Bolton residents, i.e. a direct rail commuting 

• 
Report underwent a rigorous examination of 
the applicable policy context via a series of 
matrices. However, the comparative evaluations 
measurements (i.e. “least”, “some”, “most”) were 
vague.

• The Regional Commissioner’s Report was 

shown in Figure 8
of a somewhat disconnected and isolated tract of 
irregular shape west of the Bolton employment 
area. To plan a residential neighbourhood, and 
devise a phased grading, servicing and stormwater 
management scheme for such an isolated parcel 
would be challenging. Equally demanding would 
be the marketing of a varied housing mix including 

a population plus jobs density conforming to 
prevailing policy criteria for an urban entity.

• Lastly, Regional Council’s July 21 Resolution 

triangle lands is the only choice affected by the 

sine 
die
until the GTA West Environmental Assessment is 
complete. A more detailed assessment of the Draft 

the next settlement expansion area for Bolton is 

Figure 8 - Hybrid Option 4 & 5
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In hindsight, it now seems plain that the Town of Caledon’s 2012 terms of reference, 

readily resolved by the traditional combination of:

• assurance of conformity with established policy imperatives;

• a thorough and transparent public consultation program, followed by

• an implementation strategy (?) employing best practices in urban design, land 
development engineering, natural and cultural environmental protection etc.

However, after four years engaged in a process which has yielded four discordant 

solutions, it is clear that a broader perspective had been necessary, entailing 

Comments on the Option 6 Draft ROPA

• 
are located within the GTA West Corridor EA focused area and it will take some 
time to properly determine the alignment of this major transportation route. 

• It should be part of a longer range plan for West Bolton, which would incorporate 
the ultimate alignment of the GTA West Corridor. This is a fundamental factor in 
the future growth of Bolton in terms of meeting its policy objectives and should 
not be considered equal in weight to any criteria.

• It is isolated from the existing residential community of Bolton and separated 

paramedic station and trails.

• While it appears that these lands were selected largely due to their location 

any of the existing water pressure issues in north Bolton and would not make any 
use of the oversized Albion Road sanitary trunk sewer.

• It Includes over 200 hectares of prime agricultural lands: Hybrid Option 1/2 lands 
include only 100 hectares of prime agricultural lands 

• 
our view is an important factor for future urbanizing areas in the context of the 
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The remainder of this Report will provide tables summarizing and evaluating the 

results of these reviews as well as suggesting the two solutions that should be 

th.

The Regional criteria evaluating the six options did so in a manner which isolated 

each option and there does not appear to have been any consideration of the 

proposed Hybrid Option 1/2, which in our view would score much higher based on 

the current state of affairs as noted in the tables below.

TABLE 1 – SUMMARY OF EXPANSION SELECTIONS

Preferred 

Solution

Recommended 

by & When

Accepted or 

Received by
Comments

Option 3 Meridian Caledon 

Council, 

followed by 

an application 

for approval of 

a permissive 

This option was selected due to the encouragement of Metrolinx to initiate 

Road.

1/2 would score much higher in the original evaluation.

Option 3 
Developed 

as a 
Mobility 

Hub

Caledon 

and Council

commercial activity and hence ridership.

5.0 EVALUATION OF REGIONAL CRITERIA  
FOR BOUNDARY EXPANSION
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TABLE 1 – SUMMARY OF EXPANSION SELECTIONS

Preferred 

Solution

Recommended 

by & When

Accepted or 

Received by
Comments

Hybrid 
Options 3 

or 4

“Recommended 

Report” by

This hybrid option was selected due to the conclusions relating to 

based on these criterion is provided in Table 2.

be relied upon. 

Another fundamental issue to point out with the criteria, is the low score 

assessed to Option 1 for things which would normally be viewed as a 

states that the area is fragmented due to the Greenbelt and that it is 

the settlement boundary and good vehicular access to an area that can 

take advantage of new investment in transportation infrastructure. In our 

view this should be viewed as a strength rather than a weakness.

A second example is Criterion 9, where the evaluation downgrades 

Option 1 by stating there is no potential for future expansion beyond the 

the whitebelt lands in North Bolton will represent a logical expansion to an 

existing residential community that will be well integrated and compatible 

with its residential surroundings, and complete the community. 

The other options fall short of being well integrated into the existing 

residential community, which is evident by viewing an aerial photograph 

of Bolton, where a distinct break between the residential community 

of its proximity to the employment area, however it does not discuss or 

consider the potential impacts between industrial and residential land 

uses (and other sensitive land uses which go along with residential such 

as schools) in terms of land use compatibility.

Agricultural farmland (over a hundred acres less than other options) does 

not score higher on Criteria 15 dealing with Agricultural lands. Also, while 

would be our view that Hybrid Option 1/2 would score much higher and 

be preferable, especially when considering the landowners will commit to 

front-ending any associated costs. 
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TABLE 1 – SUMMARY OF EXPANSION SELECTIONS

Preferred 

Solution

Recommended 

by & When

Accepted or 

Received by
Comments

Hybrid 
Part 

Options 4 
and 5

Management

June 28, 2011

Received by 

Council

prepared a recommendation report for Regional Council. The report 

primarily motivated by an opportunity to achieve a reduction in corporate 

capital debt, which would be maximized by the high net returns on 

future development charges due to low front-end costs for underground 

infrastructure (water and wastewater). A full range of costs, including 

transportation and population-related soft costs were not considered. 

the expansion areas based on unappealable criteria is not, in our opinion, 

an appropriate way to determine the appropriate urban expansion areas, 

is already stretching the bounds of the expansion process, let alone nor is 

having staff decide arbitrarily which criteria deserve more “emphasis”. In 

our view, the test should be what results in good planning, not necessarily 

what is the supposedly the most cost effective. In any event it is our 

opinion that all options can be made to be cost-effective if implemented 

properly.

true on an overall theme basis, but on an individual criteria basis it ranked 

features such as woodlands, wetlands, headwater drainage feature and 

on agricultural lands, having 200 ha of prime agricultural land (89% of the 

area) with a high productivity index. In our view it is not appropriate to 

de-emphasize the natural heritage and agricultural criterion to such an 

extent, especially in an area where natural heritage and agriculture forms 

much of the character of the area and is the primary driver for what the 
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TABLE 1 – SUMMARY OF EXPANSION SELECTIONS

Preferred 

Solution

Recommended 

by & When

Accepted or 

Received by
Comments

Option 
6 and 

Triangle 
Lands

Regional Council 

as per resolution 

adopted

By majority, 

same date

This option was selected apparently due to being the most readily and 

economically serviceable.

After considering a presentation by staff, Regional Council directed staff 

options which are most impacted by the GTA West Corridor study area and 

so as not to predetermine or preclude the environmental assessment of 

the corridor. While being considered the least expensive, it is not the most 

appropriate location for the expansion from a policy perspective and also 

would arguably not be able to accommodate the allocated population by 

West Corridor EA. 
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TABLE 2 – EVALUATION OF 18 REGIONAL CRITERIA

Theme 1: Protect Natural Heritage features and their associated functions

Criterion 1 

the expansion area that have a 

development potential of the lands 

and/or on the design and layout of 

Analysis and Comparison of Options

Figure 9

option includes lands within the GTA West Corridor study area.

not included in the Hybrid Option 1/2 area and therefore the score of the hybrid option 

would be higher.

Criterion 2 

Can the development of 

Analysis and Comparison of Options

This criterion scores Options 1 and 2 as Least, largely due to water and wastewater 

infrastructure lines requiring a crossing of the Humber River. However, it is not 

recognized that, in terms of transportation, an environmental assessment and 

infrastructure can be installed along this existing corridor, thereby minimizing impact 

on the natural environment. 

This criterion also does not recognize that the increased pumping will resolve an 

existing water pressure issue for over 1,000 existing homes in north Bolton and 

utilizing the oversized Alboin trunk sanitary sewer.

It is also noted that, in terms of minimizing impact on the environment, this criterion 

appears to assign very little weight to the fact that the Option 1 lands are the only 

lands which have existing GO bus service and that it scored the highest in terms 

of active transportation (transit, cycling, walking) in the background reports on 

in the transit category. In our view, the contribution of active transportation and 

transit oriented development is a fundamental aspect of minimizing impacts on the 

environment and its importance should not be diminished in the scoring.



 HYBRID OPTION 1/2
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Figure 9 - Beacon Natural Heritage Features Map
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TABLE 2 – EVALUATION OF 18 REGIONAL CRITERIA

3. Will development in the expansion 

existing Regional transportation, 

4. Is a substantial amount of 

5. Can Regional transportation, 

development in the expansion area 

and potential future expansion 

7. Does the development of the 

expansion area have any negative 

8. Will the development of the 

expansion area and resultant 

Analysis and Comparison of Options

services (water and wastewater) and to a limited degree deal with transportation 

infrastructure. The background work and subsequent reports and decisions appear 

to be heavily skewed to the matters dealing with cost of servicing. The number of 

criteria focused on these matters unfairly skews the Regional scoring against any 

be moot however, when one considers that the landowners in Hybrid Option 1/2 are 

willing to front-end the entirety of the required services and to enter into an area 

additional costs between the options. This would allow for the decisions to be made 

best on the best location for providing a complete community, rather than based on 

which area is cheapest. 

Water and Wastewater

With respect to water infrastructure, the scoring favours options which utilize existing 

service new development as well as alleviate under-serviced areas in the existing 

North Hill neighbourhood. This will address resident complaints about existing water 

this issue. This bolsters the premise that the expansion should complete the existing 

community rather than leap-frog the employment lands to start a new residential 

area to the west. The expansion to Options 1 would also necessitate upgrades to the 

existing Bolton sewage pumping station, addressing current operational concerns. 

Transportation

The criterion description for Options 1 recognizes that it would have access to the 

than a vehicular roadway. That project also includes a new separated multi-use trail 

least in terms of impact on trucks.
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TABLE 2 – EVALUATION OF 18 REGIONAL CRITERIA

Overall Assessment of Fiscal Risk and Cost Comparison

On balance, considering that servicing costs can be front-ended, there should be an 

new infrastructure for Hybrid Option 1/2 can alleviate existing issues as well as put in 

interest now and into the future and it can be paid for by the landowners).

With respect to transportation, the results of the background material favour Hybrid 

Option 1/2 for active transportation and transit, which we believe are especially 

balance, the criterion should be scored in favour of Hybrid Option 1/2.

Criterion 6 

Can development in the expansion 

area support the establishment 

of a full range of transportation 

Analysis and Comparison of Options

assessment based on the background materials and the active transportation and 

most, which we do not agree with given that it is partially in the path of the GTA West 

and Caledon that discourage development in these areas so as not to predetermine 

or preclude the environmental assessment process associated with that highway. 

In our view this factor would limit the ability to provide the transportation options 

Criterion 9 Analysis and Comparison of Options

the existing employment area lands and separated from the existing residential 

of the existing residential community is evident when viewing an aerial photo of 

Bolton, which shows that growth north would complete the existing “historic” Bolton. 

In addition, this integration is evident based on the high active transportation and 

transit scoring which indicates that the Hybrid Option 1/2 lands are accessible to the 

existing fabric of trails and transit infrastructure.

The criterion description appears to diminish the scores of Options 1 and 2 due to 

having “no potential for future expansion beyond the option area”. We view this as a 

complete the build out of historic Bolton within the bounds of the Greenbelt hard 

expansions for future population forecasts can be accommodated in west Bolton at a 

later date and after the GTA West Corridor location is determined with more accuracy. 

for a settlement boundary expansion to be permitted, or favoured, based on having 

additional whitebelt lands beyond it.
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TABLE 2 – EVALUATION OF 18 REGIONAL CRITERIA

Criterion 10 

and an appropriate range and mix 

Analysis and Comparison of Options

how the forecast population can be accommodated, despite the “irregular shape” 

development into the existing fabric of the community and it is our view that this 

criterion should not diminish the scoring of Hybrid Option 1/2. That being said, all 

regular shape. In our view, simply because an area is square, it should not have equal 

weight to whether an area scores high on avoiding impacts on the environment, or 

having high scores on transit and active transportation.

Criterion 11 

Can the expansion area develop in a 

Analysis and Comparison of Options

assessment report completed on behalf of the Region. Option 2 scored the least, but 

for reasons which are unclear, the health assessment report scored Option 2 has 

Option 2 highly with respect to active transportation. In addition, it is recognized that 

Option 1 (i.e. achieving target density and mix of housing types). 

planning, this scoring would be diminished, moving Hybrid Option 1/2 to the preferred 

option as it relates to the health assessment.

Criterion 12 

expansion area optimize the use 

of existing and already planned 

Analysis and Comparison of Options

Options 1 and 2 score highest in this criterion. This is not surprising given that these 

would represent the most integrated expansions in terms of proximity to existing 

highways, transit, schools, recreational facilities, parks and emergency services. 

The proximity to these “soft services” has not, in our view, been factored into the 

these soft services. In our view these services, including those  that provide for 

public saftey, should have been factored into the evaluation. 

Criterion 13 

of existing and already planned 

Analysis and Comparison of Options

proximity to the existing commercial areas of Bolton. However, from an active 

transportation standpoint, it is not apparent that the criterion accounted for the 

residents walking, cycling or taking transit to the commercial areas east of the tracks. 

In our view, the completion of historic Bolton to the north would be the most preferred 

option based on this criterion.
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TABLE 2 – EVALUATION OF 18 REGIONAL CRITERIA

Criterion 14

Does the development of the 

expansion area minimize land 

Analysis and Comparison of Options

Option 1 has a more fragmented lot pattern and land ownership as well as more lands 

bounding onto agricultural lands. While this may be true, the expansion area would 

result in less displacement of current farm operations and impacts on farms within 1 

Criterion 15 

Does the expansion area represent 

Analysis and Comparison of Options

Option 1 scores highest on this criterion. In comparison to other Options, Option 1 

other options, excluding Option 1 which is clearly the most preferred when compared 

against all others. In any event, the Hybride Option 1/2 lands include only a very small 

portion of the Option 2 lands along the Columbia Way frontage and therefore would 

impact the least amount of prime agricultural farmland overall.

Given the primary thrust of the settlement area boundary expansion policies of the 

this criterion, as well as criterion dealing with reducing environmental impact should 

be weighted higher than certain other criterion, such as its shape and misconceptions 

respecting costs associated with servicing.

Criterion 16

Will the residential development 

of the expansion area have any 

Analysis and Comparison of Options

Options 1 and 2 score lowest in this criterion due to the fact that they would result in 

development toward the north. However, this would not mean that future expansions 

are otherwise impacted in any detrimental fashion. Rather, the completion of north 

whitebelt lands and allow for West Bolton to be planned on a more comprehensive basis 

and at a time when there is more clarity around the location of the future GTA West 

of Bolton or its ability to expand in the future and that Options 1 and 2 would provide 

for expansion that is well-integrated into the existing residential community of Bolton. 

criterion description notes that there may be some land use compatibility impacts 

due to the proximity of employment uses. However, this point does not appear to have 

diminished the score of these options. In our view the land use compatibility between 

residential (sensitive land uses) and employment areas is an important consideration 

for expansions and should its importance should not be diminished. It is important 

both for the quality of life of residential areas as well as for the economic viability of 

the employment areas, which may be impacted in terms of receiving environmental 

Appropriate mitigation can resolve this issue, but it would present a further constraint 
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TABLE 2 – EVALUATION OF 18 REGIONAL CRITERIA

Criterion 17

Will the residential development 

of the expansion area have any 

ability to promote appropriate 

development in proximity to the 

potential high order transit stations 

Analysis and Comparison of Options

fact no option would achieve or preclude this criterion.

Criterion 18

Will the residential development 

of the expansion area have any 

proximity to the Planned GTA West 

Analysis and Comparison of Options

how Options 1 and 2 could have any detrimental impact on the employment areas 

and the GTA West corridor as they are not in proximity to either as compared to all 

employment areas and uses has not be recognized by the Region in the evaluation 

of this criterion, but both are proximate and would have more potential to impact 

having the highest impacts on trucks in the transportation evaluation. Options 5 and 
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6.0 SANITARY SERVICING ANALYSIS SUMMARY

Executive Summary

from each development option would drain to the following trunk sanitary sewers:

• 

• 

• 

It is the opinion of Crozier that the proposed sanitary servicing strategies for 

development along Coleraine Drive. A long-term sanitary servicing solution that 

follows natural drainage boundaries involves each development option draining to 

the following trunk sanitary sewers:

• 

• 

• 

identifying inexpensive options that contain probable negative impacts to future 

development within Bolton.

Good engineering practice indicates that sanitary sewer infrastructure follow the 

natural drainage boundaries, to minimize overall costs. The proposed sanitary 

engineering practice and may limit future development along Coleraine Drive.

Based on the existing and future sanitary drainage areas contributing to the 

Coleraine trunk sanitary sewer, it is the opinion of Crozier that the Coleraine trunk 

Lands and with the completion of the Albion-Vaughan trunk sanitary sewer, several 

existing sanitary drainage areas in Bolton will be diverted towards the Albion-

the wastewater from an area of industrial and residential lands within western 

to the Coleraine trunk sanitary sewer. The capacity of the Coleraine trunk sanitary 

Community, Water and Wastewater Analysis’ (AECOM 2010). When the existing and 

future sanitary drainage areas contributing to the Coleraine trunk sanitary sewer 
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population cannot be accommodated within the Coleraine trunk sewer.

should be extended up Clarkway Drive and The Gore Road to service these 

development options. Beyond the existing capacity issues and servicing constraints 

sanitary sewer provides a short-term solution, while creating a long-term problem. 

The Region has a responsibility to the residents of Bolton to present sustainable, 

economical solutions that will not hinder future development in Bolton.

connecting the sanitary servicing for this development area to an extended 

Clarkway trunk sanitary sewer in northeast Brampton. This trunk sanitary sewer, as 

The Clarkway trunk sewer should be sized to accommodate for the entire natural 

contributing sanitary drainage area, which includes development Options 5 and 

The Crozier Report attached as Appendix B suggests that the sanitary sewer 

infrastructure for Options 1 and 2 could connect to the Albion-Vaughan trunk sewer 

extension. This proposed design follows natural drainage boundaries and replaces 

residents of Bolton. The Albion-Vaughan trunk sanitary sewer extension has the 

and the wastewater from the eventual full build-out population of Bolton North Hill, 

without exceeding approximately 70% capacity.

Region, trunk sanitary sewer extensions should be sized to accommodate future 

growth, instead of individual local sewer extensions only servicing individual land 

options. As with past planning decisions, the Region’s priority should remain with 

this priority. As shown in Table A, when the sanitary servicing capital costs are 

viewed from a per capita perspective, the sanitary servicing routes proposed by 

Crozier remain comparable to the other development options.
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Table A - 

Cost* (Million $) Population Cost* Per 1,000 Persons

27 19,000

Option 1 29 10,510 2,788

Option 2

22

18 11,902 1,512

Option 5

7

unless otherwise indicated

Water Servicing Analysis Summary 

emphasis within their decision making process. The Region subsequently stated 

7) require relatively more capital infrastructure, which would not be economically 

based solely on the lowest servicing costs.

The capital costs related to creating a new water pressure zone for Options 1, 2, 

out potential of Bolton. Capital cost estimates for each development option should 

be viewed from a per capita perspective, as shown in Table B. The water servicing 

strategy proposed by Crozier provides a cost-effective solution for servicing 19,000 

future residents of Bolton, along with improving the existing low water pressures 

experienced in Bolton North Hill.
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Table B - 

Cost* (Million $) Population Cost* Per 1,000 Persons

Option 1 and 2 (Crozier) 19,000

Option 1 (Crozier)

Option 1 55 10,510 5,185

Option 2 7,078

20 11,902

Option 5 215

5

unless otherwise indicated

of Bolton, currently experiencing sub-standard water system pressures.  It will also 

provide a cost effective solution for servicing large areas in North Bolton, along with 

the proposed Rounding Out Areas (ROA).

of an impact on the economic viability of land development. A regional perspective 

should strategically prioritize less expensive servicing options to employment land 

uses, rather than residential land uses. 

Although this proposal is contrary to the Town’s and the Region’s position, the 

Bolton North Hill Landowners Group proposes that Hybrid Option 1/2 is the optimal 

development option for the Bolton residential expansion.
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Highlights of Crozier Report

SANITARY

• 

• 

lands, there is no spare capacity in the Coleraine sewer. Therefore, this sewer 

• 

• The Albion-Vaughan trunk sewer has an 80% capacity of 800 L/s and even after 

• Crozier proposes the following sanitary servicing strategy considering pipe 
capacity and construction feasibility (pipe cover elevations):

 -
 -
 -

• 
lands upon complete buildout can accommodate approximately 19,000 people, 

options.

WATER

• The Region stated that development options located within a new water pressure 

• 
zone and their decision was based solely on the lowest servicing costs for each 
individual land option;

• 
1/2 would service a population of 19,000 people upon complete buildout as well 

• 

• 
lands upon complete buildout can accommodate approximately 19,000 people, 
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Summary

Having traced the sequence of policy reviews, technical studies, public events 

sources, BNHL was perplexed that four disparate and discordant proposals had 

The Team’s conclusion was that the Town of Caledon’s original terms of 

reference assumed that the planning assignment was essentially local in scope. 

consistently overlooked. They were the need for:

a. A long range land use scenario to prepare for a smooth continuation of South 

East Caledon’s urban growth from 2032 and beyond; and 

b. An appreciation that historical Bolton was no longer simply another Rural Service 

Centre, but had long since become a mixed use urban centre, approaching 

As such, a hybrid of Options 1 and 2 is the only choice which is physically positioned 

This Report therefore recommends that Regional Council reconsider its support for 

th. In its place, two alternative 

priorities described in a) and b) above. 

 

7.0 PRIORITIES FOR SOUTH CALEDON: PROPOSED NEAR AND 
LONG TERM GROWTH AMENDMENTS
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ROPA - Finishing Historical Bolton as a 
Complete Community 

priority, and should be undertaken co-incidentally with that of Figure 10.

Figure 11.

Figure 12

schools, parks, local streets and non-residential parcels, Options 1 plus 2 have the 

Figure 13 contains the statistical tables documenting the capacity of Figure 12 to 

do so employing a compatible housing mix while achieving an acceptable minimum 

density for persons and jobs.

Figure 14 lists existing and planned “soft” services available within a completed 

Figure 15

Figure 10 - Suggested Long Range Land Use Scenario for South Caledon
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Figure 16

process for the GTAW Transportation Corridor and the Town of Caledon will have 

major external review agencies by 2022. That, obviously, is the key assumption and 

may vary either way of course.

ROPA - West Bolton Long Term Growth

Figure 10

it is referenced in these pages as “West Bolton Residential Community/Tullamore 

Employment Area”. The tract is bounded on the:

• 

• 

• West by the Greenbelt which clothes Lindsay Creek; and

• 

Its main axis will be the GTA West Corridor.

A number of choices for the commercial/institutional centre will present themselves. 

Figure 10

Figure 10
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Figure 11 - Proposed Draft Secondary Plan for Options 1 & 2 by Weston Consulting

Figure 12 - Proposed Development Plan for Hybrid Options 1 & 2 (and redevelopment of Area Z as Executive housing)
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Figure 13 - Table 1 - Calculated Population Capacity of Option 1/2
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Figure 14 - Community Services and Facilities
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6.

1.

2.
7.

3.

4.

10.

6.

8.

9.

5.

1.2.

1.

SCHOOLS
1.  Saint John Paul II Catholic School
2.  James Bolton Public School
3.  Humberview Secondary School
4.  Allan Drive Middle School
5.  Holy Family Elementary School
6.  St. John the Baptist Elementary
7.  St. Michael Catholic Secondary School
8.  St. Nicholas Elementary School
9.  Macville Public School

BOLTON, ONTARIO
COMMUNITY SERVICES & FACILITIES

LIBRARIES

RECREATION

EMERGENCY SERVICES

1.  Caledon Public Library - Albion-Bolton 
Branch

1.  Albion & Bolton Community Centre
2.  Caledon Centre for Recreation & Wellness

1.  Peel Regional Paramedic Services 
Bolton Station

2.  Caledon Fire Station 302

PARKS

HOSPITALS

1.  Nashville Conservation Area
2.  Albion-Bolton District Park
3.  Dicks Dam Park
4.  Edelweiss Park
5.  Bolton Mill Park
6.  Adam Wallace Memorial Park
7.  Kingsview Drive Park

1.  Vera Davis Centre
2.  Bolton Medical Practice
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Figure 15 - Timetable to Achieve Completion of Historical Bolton by 2031 (Hybrid Option 1/2)

Figure 16 - Timetable to Achieve Commencement of Stage 1 of New ‘Bolton West’ Community
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among the major authoritative sources after a four-year processing of the Bolton 

Boundary Expansion study, this report has concluded that:

• 
this report. The re-evaluation of the criterion as provided in this report supports 
the selection of Hybrid Option 1/2 as a preferred scenario in comparison to 
others. 

• The original terms of reference set by the Town of Caledon treated the study as 
essentially a local matter. 

• In consequence, two important priorities have been consistently overlooked:

 - the need to consider a long term land use context for continued urban growth 

 - the need to recognize that, although contemporary planning literature still 

within a boundary which has been established for some time. That boundary 

the only option to demonstrate that it can accommodate Bolton’s allocated 

 -

simply function as an isolated appendage, devoid of a community context, 
tenuously attached to the western boundary of a still incomplete historical 
Bolton during much of the next 15 years.

This Report therefore recommends that:

• st be 

Meeting, and instead Regional Council should turn its attention to two new 

• One would permit Hybrid Option 1/2 to be planned, developed and occupied 

Figure 15 attached.

• 

prepared by a special task force combining planning and engineering resources 
Figure 10 above.

• Lastly, a footnote is due to the three “Rounding Areas” shown on Figure 1 
above, for which no reference has been made in this report so far. The Town 
of Caledon’s original terms would be permitted automatically as part of any 

individually or collectively, none will make any difference in an evaluation of the 
attributes among the main Options.

8.0 CONCLUSIONS AND RECOMMENDATIONS
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A P P E N D I X : A



A2

Bolton North Hill Landowners Group Inc. 
Company Name and Land Ownership

Company Name Net Area (ha)*

Cold Creek Developments Limited 5.1

14685 Highway 50 Inc.

Marhome Ventures Inc.

Oakbank Estates Incorporated

F.P.L.M.E.T. Group Incorporated

1328272 Ontario Limited

Wyndcliffe Developments Inc.

Total

*excluding environmental areas



A P P E N D I X : B
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